CITY OF ONTARIO
PLANNING COMMISSION/
HISTORIC PRESERVATION

MEETING AGENDA

December 22, 2020

Ontario City Hall
303 East ""B" Street, Ontario, California 91764

6:30 PM

SPECIAL AND URGENT NOTICE ELIMINATING IN-PERSON PUBLIC
PARTICIPATION AT CITY OF ONTARIO PLANNING COMMISSION MEETINGS

In accordance with the Governor’s Declarations of Emergency for the State of California
(Executive Orders N-25-20 and N-29-20) and the Governor’s Stay at Home Order (Executive
Order N-33-20), the Ontario Planning Commission Meetings are being conducted via Zoom
Conference and there will be no members of the public in attendance at the upcoming meeting of
the City of Ontario Planning / Historic Preservation Commission. In place of in-person
attendance, members of the public can observe and offer comment at this meeting remotely in the
following ways:

WELCOME to a meeting of the Ontario
Planning/Historic Preservation Commission.

TO VIEW THE MEETING:

e VISIT THE CITY’S WEBSITE AT THE FOLLOWING ADDRESS:
www.ontarioca.gov/Agendas/PlanningCommission

e THE LINK FOR THE ZOOM MEETING WILL BE LISTED AT THE WEBSITE
ADDRESS ABOVE AT LEAST 72 HOURS BEFORE THE MEETING

TO PROVIDE PUBLIC COMMENT:

1. PROVIDE PUBLIC TESTIMONY DURING THE MEETING: Submit your request to
speak no later than 4:00 PM the day of the meeting by either (1) emailing your name,
telephone number, agenda item you are commenting on, and your comment to
planningdirector@eontarioca.gov or (2) by completing the Comment Form on the City’s
website at: www.ontarioca.gov/Agendas/PlanningCommission.

Comments will be limited to 5 minutes. If a large number of individuals wish to speak on an
item, the Planning Commission Chairman may limit the time for individuals wishing to speak
to 3 minutes in order to provide an opportunity for more people to be heard. Speakers will be
alerted when their time is up, and no further comments will be permitted.
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In accordance with State Law, remarks during public comment are to be limited to subjects
within the Commission’s jurisdiction. Remarks on other agenda items will be limited to those
items.

2. COMMENT BY E-MAIL: Submit your comments by email no later than 4:00 PM on the
day of the meeting by emailing your name, agenda item you are commenting on, and your
comment to planningdirector@ontarioca.gov . All comments received by the deadline will
be forwarded to the Planning Commission for consideration before action is taken on the
matter.

3. COMMENT BY TELEPHONE: Submit your comments by telephone no later than 4:00
PM on the day of the meeting by providing your name, agenda item you are commenting
on, and your comment by calling (909) 395-2036. All comments received by the deadline
will be provided to the Planning Commission for consideration before action is taken on
the matter.

4. COMMENT BY MAIL: To submit your comments by mail, provide your name, agenda
item you are commenting on, and your comment by mailing to Planning Department,
Ontario City Hall, 303 East “B” Street, Ontario, CA 91764. Comments by mail must be
actually received by the Planning Department no later than 4:00 PM on the day of the
meeting. Postmarks are not accepted. All comments received by the deadline will be
provided to the Planning Commission for consideration before action is taken on the
matter.

LOCATION WHERE DOCUMENTS MAY BE VIEWED: All documents for public review are on
file in the Planning Department located at 303 E. B Street, Ontario, CA 91764.

The City of Ontario will gladly accommodate disabled persons wishing to communicate at a public
meeting. Should you need any type of special equipment or assistance in order to communicate at
a public meeting, please inform the Planning Department at (909) 395-2036, a minimum of 72
hours prior to the scheduled meeting.

ROLL CALL
DeDiemar _  Gage = Gregorek  Reyes  Ricci  Willoughby

PLEDGE OF ALLEGIANCE TO THE FLAG

ANNOUNCEMENTS

1) Agenda Items
2) Commissioner Items

PUBLIC COMMENTS

Citizens wishing to address the Planning/Historic Preservation Commission on any matter that is not
on the agenda may do so at this time. Please state your name and address clearly for the record and
limit your remarks to five minutes.
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Please note that while the Planning/Historic Preservation Commission values your comments, the
Commission cannot respond nor take action until such time as the matter may appear on the
forthcoming agenda.

CONSENT CALENDAR ITEMS

All matters listed under CONSENT CALENDAR will be enacted by one summary motion in the order
listed below. There will be no separate discussion on these items prior to the time the Commission votes
on them, unless a member of the Commission or public requests a specific item be removed from the
Consent Calendar for a separate vote. In that case, the balance of the items on the Consent Calendar
will be voted on in summary motion and then those items removed for separate vote will be heard.

A-01. MINUTES APPROVAL

Planning/Historic Preservation Commission Minutes of November 24, 2020, approved as
written.

A-02. ENVIRONMENTAL ASSESSMENT AND DEVELOPMENT PLAN REVIEW
FOR FILE NO. PDEV18-031: A Development Plan to construct an industrial building
(Building 2) totaling 59,585 square feet on 3.51 acres of land located on the southwest
corner of Riverside Drive and Hamner Avenue, within the proposed Business Park land
use designation of the Edenglen Specific Plan. On August 25, 2020, the Planning
Commission approved File No. PDEV18-031 for Buildings 3, 4, 5 and 6 and
recommended that Building 2 be revised and return to the Planning Commission at future
date for review. Staff has prepared an Addendum to The Ontario Plan (File No. PGPA06-
001) EIR (SCH# 2008101140) certified by City Council on January 27, 2010. This
application introduces no new significant environmental impacts, and all previously-
adopted mitigation measures are a condition of project approval. The proposed project is
located within the Airport Influence Area of Ontario International Airport and was
evaluated and found to be consistent with the policies and criteria of the Ontario
International Airport Land Use Compatibility Plan (ALUCP); (APNs: 0218-171-21 &
218-171-27) submitted by Ontario CC, LLC.

PUBLIC HEARING ITEMS

For each of the items listed under PUBLIC HEARING ITEMS, the public will be provided an
opportunity to speak. After a staff report is provided, the chairperson will open the public hearing. At
that time the applicant will be allowed five (5) minutes to make a presentation on the case. Members of
the public will then be allowed five (5) minutes each to speak. The Planning/Historic Preservation
Commission may ask the speakers questions relative to the case and the testimony provided. The
question period will not count against your time limit. After all persons have spoken, the applicant will
be allowed three minutes to summarize or rebut any public testimony. The chairperson will then close
the public hearing portion of the hearing and deliberate the matter.

PLANNING COMMISSION ITEMS

B. ENVIRONMENTAL ASSESSMENT, TENTATIVE TRACT MAP AND
DEVELOPMENT PLAN REVIEW FOR FILE NOS. PMTT19-019 (TT 20303)
AND PDEV19-061: A Tentative Tract Map (File No. PMTT19-019/TT 20303) to
subdivide 4.63 gross acres of land into a single lot for condominium purposes, in
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conjunction with a Development Plan (File No. PDEV19-061) to construct 110 multiple-
family residential units (townhomes), located at the northeast corner of Ontario Center
Parkway and Via Alba, within the Residential land use district (Subarea 15) of the
Piemonte Overlay district of the Ontario Center Specific Plan. The environmental
impacts of this project were previously reviewed in conjunction with File No. PSPA16-
003, for which a Mitigated Negative Declaration was adopted by the City Council on
May 16, 2017. This application introduces no new significant environmental impacts, and
all previously adopted mitigation measures are a condition of project approval. The
proposed project is located within the Airport Influence Area of Ontario International
Airport and was evaluated and found to be consistent with the policies and criteria of the
Ontario International Airport Land Use Compatibility Plan (ALUCP); (APN: 0210-204-
26) submitted by LCD Residential at Ontario, LLC.

1. CEQA Determination

No action necessary — use of previous Mitigated Negative Declaration

2. File No. PMTT19-019 (TT 20303) (Tentative Tract Map)

Motion to Approve/Deny

3. File No. PDEV19-061 (Development Plan)

Motion to Approve/Deny

C. ENVIRONMENTAL IMPACT REPORT, GENERAL PLAN AMENDMENT AND
SPECIFIC PLAN REVIEW FOR FILE NO. PGPA18-003 AND PSP-18-001: A
public hearing to consider certification of the Environmental Impact Report (SCH#.
2019049079), including the adoption of a Mitigation Monitoring and Reporting Program
and a Statement of Overriding Considerations, in conjunction with the following: [1] A
General Plan Amendment (File No. PGPA18-003) to modify the Policy Plan (General
Plan) Land Use Plan (Exhibit LU-01), changing the land use designation on 376.3 acres
of land from Business Park (0.6 FAR), Office Commercial (0.75 FAR) and General
Commercial (0.4 FAR), to Business Park (0.6 FAR) and Industrial (0.55 FAR), and
modify the Future Buildout Table (Exhibit LU-03) to be consistent with the land use
designation changes; and [2] A Specific Plan (File No. PSP18-001 — Merrill Commerce
Center) to establish the land use districts, development standards, guidelines, and
infrastructure improvements for the potential development of up to 8,455,000 square feet
of Industrial and Business Park land uses on the project site, generally bordered by
Eucalyptus Avenue to the north, Merrill Avenue to the south, Carpenter Avenue to the
east, and Grove Avenue to the west. The proposed project is located within the Airport
Influence Area of Ontario International Airport and was evaluated and found to be
consistent with the policies and criteria of the Ontario International Airport Land Use
Compatibility Plan (ALUCP). The project site is also located within the Airport Influence
area of Chino Airport and is consistent with policies and criteria set forth within the 2011
California Airport Land Use Planning Handbook published by the California Department
of Transportation, Division of Aeronautics; (APNs: 1054-111-01; 1054-111-02; 1054-
121-01; 1054-121-02; 1054-131-01; 1054-131-02; 1054-141-01; 1054-141-02; 1054-151-
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01; 1054-151-02; 1054-161-01; 1054-161-02; 1054-161-03; 1054-171-01; 1054-171-02;
1054-171-03; 1054-171-04; 1054-181-01; 1054-181-02; 1054-191-01; 1054-191-02;
1054-201-01; 1054-201-02; 1054-211-01, 1054-211-02; 1054-221-01; 1054-221-02;
1054-331-01; 1054-331-02; 1054-341-01; 1054-341-02; 1054-351-01; 1054-351-02;
1054-361-01; 1054-361-02; 1073-111-01; 1073-111-02; 1073-111-03; 1073-111-04;
1073-111-05; 1073-111-06), submitted by Merrill Commerce Center East LLC &
Merrill Commerce Center West LLC. City Council action is required.

1. CEQA Determination

Motion to recommend Approval/Denial Certification of an EIR

2. File No. PGPA18-003 (General Plan Amendment)

Motion to recommend Approval/Denial

3. File No. PSP18-001 (Specific Plan)

Motion to recommend Approval/Denial

MATTERS FROM THE PLANNING/HISTORIC PRESERVATION COMMISSION

1) Old Business
e Reports From Subcommittees

- Historic Preservation (Standing): Met on December 10, 2020.

2) New Business
3) Nominations for Special Recognition
DIRECTOR’S REPORT

1) Monthly Activity Report

If you wish to appeal any decision of the Planning/Historic Preservation Commission, you must do so
within ten (10) days of the Commission action. Please contact the Planning Department for
information regarding the appeal process.

If you challenge any action of the Planning/Historic Preservation Commission in court, you may be
limited to raising only those issues you or someone else raised at the public hearing described in this
notice, or in written correspondence delivered to the Planning/Historic Preservation Commission at, or
prior to, the public hearing.
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I, Gwen Berendsen, Administrative Assistant, of the City of Ontario, or my designee, hereby
certify that a true, accurate copy of the foregoing agenda was posted on Friday, December 18,
2020, at least 72 hours prior to the meeting per Government Code Section 54954.2 at 303 East
“B” Street, Ontario.

Hpenvuisndos

Gwen Berendsen, Secretary Pro Tempore
(

g

Rudy Zeledon, Planning Director
Planning/Historic Preservation
Commission Secretary
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CITY OF ONTARIO PLANNING COMMISSION/
HISTORIC PRESERVATION MEETING

MINUTES
November 24, 2020
REGULAR MEETING:  City Hall, 303 East B Street
Via Zoom Called to order by Chairman Willoughby at 6:33 PM
COMMISSIONERS

Present via Teleconference: Chairman Willoughby, Vice-Chairman DeDiemar, Gage,
Gregorek, and Reyes

Absent: Ricci
OTHERS PRESENT: Planning Director Zeledon, City Attorney Otto, Principal Planner
Mercier, Senior Planner Ayala, Senior Planner Mejia, Assistant

City Engineer Lee, and Planning Secretary Berendsen

PLEDGE OF ALLEGIANCE TO THE FLAG

The Pledge of Allegiance was led by Commissioner Reyes.

ANNOUNCEMENTS

Mr. Zeledon stated there were no changes to the agenda.

PUBLIC COMMENTS

Mr. Zeledon stated no correspondence was received.
Mr. Mercier stated there were no callers wishing to speak.

CONSENT CALENDAR ITEMS

A-01. MINUTES APPROVAL

Planning/Historic Preservation Commission Minutes of October 27, 2020, approved as written.

It was moved by DeDiemar, seconded by Gregorek, to approve the Planning
Commission Minutes of October 27, 2020, as written. Roll call vote: AYES,
DeDiemar, Gregorek, Reyes, and Willoughby; NOES, none; RECUSE, Gage;
ABSENT, Ricci. The motion was carried 4 to 0. Gage recused himself as he was
not at that meeting.
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PUBLIC HEARING ITEMS

B. ENVIRONMENTAL ASSESSMENT, TENTATIVE TRACT MAP, AND
DEVELOPMENT PLAN REVIEW FOR FILE NOS. PMTT20-002 AND PDEV20-
003: A Tentative Tract Map (File No. PMTT20-002/TT 20335) to subdivide 7.32 acres
of land into one lettered lot for condominium purposes in conjunction with a
Development Plan (File No. PDEV20-003) to construct 92 detached single-family
dwellings, located at 2862 South Campus Avenue, within the MDR-18 (Medium Density
Residential - 11.1 to 18 du/ac) zoning district. Staff has prepared an Addendum to The
Ontario Plan (File No. PGPA06-001) EIR (SCH# 2008101140), certified by City Council
on January 27, 2010. This application introduces no new significant environmental
impacts. The proposed project is located within the Airport Influence Area of Ontario
International Airport and was evaluated and found to be consistent with the policies and
criteria of the Ontario International Airport Land Use Compatibility Plan
(ALUCP);(APNs: 1051-531-05 & 1051-531-06) submitted by ML.C Holdings.

Senior Planner Ayala, presented the staff report. She described the location and the surrounding
area. She described the lot line adjustment requested, right-of way improvements to be done, and
the site plan including setbacks, parking, private recreational area, landscape, cluster layout,
floor plans, and architecture. She described the noticing for the project and the community
meeting. She stated and addressed the comments and concerns. She described the traffic study
completed and the crossing enhancements included in the conditions of approval. She stated that
staff is recommending the Planning Commission approve File Nos. PMTT20-002 and PDEV20-
003, pursuant to the facts and reasons contained in the staff report and attached resolution, and
subject to the conditions of approval.

Mr. Gage wanted clarity of the public comment regarding there being enough electricity and if it
is equipped with solar electricity.

Ms. Ayala stated the product will accommodate solar panels and there will be adequate utilities
to accommodate the project.

Mr. Gage wanted to know if there would be street parking on Campus.

Ms. Ayala stated there will be street parking on Campus in front of the project frontage that will
accommodate 7 spaces.

Mr. Gage wanted to know if the parking on the east side of Campus would remain.

Ms. Ayala stated that what is existing will remain, the only restriction will be the corner
intersection due to the public right-of-way and they will restrict parking along the frontage
driveways, but where there will be 7 spaces along the frontage in addition to what is already out
there.

Mr. Gage wanted to clarify there are no driveways within the project and there are 27 guest
parking spaces that are not for overnight parking.

Ms. Ayala stated there will be 23 guest parking spaces, which are intended for short term
visitors, not overnight residents, residents will have to park in the two car garage as there is no
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street parking on the private lanes.

Mr. Reyes wanted to clarify that along Campus there are existing trees and if those will be
replaced and are we improving the street all the way along Campus and what will happen with
the one parcel not included in the project.

Ms. Ayala described the right-of-way improvements and a full dedication in front of the project
and the property owner will remain on sight and once their site is redeveloped then the full right-
of-way improvements will be done. She stated the eucalyptus trees will be removed and the
project will plant more trees within the landscape then what is removed.

Mr. Reyes wanted to know if there will be any signage to identify the project.

Ms. Ayala stated there is an area for the signage, but deferred it to the applicant for more
specifics.

Mr. Willoughby wanted to clarify that the project will be built 3 feet below grade.
Ms. Ayala stated that is correct.

Mr. Willoughby wanted to clarify that the block wall would be 9 feet in height with the below
grade.

Ms. Ayala stated that is correct.

Mr. Willoughby wanted to clarify that there would be 2 lanes on the west side going south on
Campus when this is completed.

Ms. Ayala stated that is correct.

Mr. Gage wanted clarity on the west side street parking with the new improvements.

Ms. Ayala stated yes there will be street parking but they are not marked on the site plan because
it is public street parking, however it was determined that there is enough space for 7 parking

spaces.

Mr. Zeledon stated they would be 38 to center line and a typical lane is 11 feet so two lanes of 22
and the remainder would be the parking area.

Mr. Willoughby wanted to clarify that the majority of the parking would be between the two
driveways.

Mr. Zeledon stated that is correct.

PUBLIC TESTIMONY

Mr. Aaron Talarico with MLC Holdings, who are public home builders and focus on for sale
residential and stated they are excited to be in the city of Ontario. He thanked the planning staff
for thorough staff report and the fine tuning of the plan, and the community meeting where we
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got good feedback and staff came up with good solutions. He stated this project is consistent
with the land use and at the lower end of the density.

Mr. Gage wanted to know about the parking management plan and if it works with the size of the
homes.

Mr. Talarico stated there would be very strict CC&R’s, where there are inspections of the

garages about once a year, sometimes quarterly and with 23 guest and the on street parking, they
are at about 2.3 parking spaces per home. He stated parking is never perfect, but with strict
CC&Rs its viable.

Mr. Gage wanted to know with residents parking in the garages and keeping them cleaning,
would storage cabinets be built in the garages.

Mr. Talarico stated there is ceiling storage of about 120 cubic feet in each garage and private
yard space for sheds and storage.

Mr. Gage wanted to know if there were additional options to build more overhead storage.

Mr. Talarico stated 120 cubic feet is typical but he would need to talk with the architect
regarding additional.

Mr. Gage asked if Mr. Talarico agreed with the Conditions of Approval.

Mr. Talarico stated yes.

Mr. Reyes wanted to know what kind of amenities would be in the building at the pool house.
Mr. Talarico stated there would be a restroom and shower area and the pool equipment, and there
would be BBQs along the outside of it, with picnic tables and a tot lot and play area and dog
area.

Mr. Reyes wanted to clarify that the dog area was fully usable area, not a water basin.

Mr. Talarico stated yes it is usable area.

Mr. Reyes wanted to know if there would be shading for the tot lot.

Mr. Talarico stated yes, they will have shade and at the picnic bench area also.

Mr. Zeledon went through and allowed those in attendance on the zoom meeting to speak if they
wanted to.

Mr. McKeag stated he is proud of his company bringing this great project to the City of Ontario.

As there was no one else wishing to speak, Chairman Willoughby closed the public testimony

Mr. Gregorek stated that he likes how the developer didn’t go with a higher density and this is an
in-fill project designed the way it was zoned and we will get the street improvements, and it will
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be good for the community, even though it will bring a little more traffic, but it looks like we
have mitigated that. He stated he is in favor of it.

Mr. Gage stated there is a lot of community concern with the medium density going in, changed
in 2010 with the Ontario Plan, medium density south of the project makes some transition to the
lower density. He stated he know parking it is going to be a headache for the residents, but he is
encouraged with the Campus improvements and on street parking for overnight parking. He is
not for no driveways but with a good parking management and being an in-fill the architecture is
commendable on the architectural homes. He stated it is going to be a very nice project and he
will be for this with those concerns.

Mr. Reyes stated he appreciate the community outreach and giving the public the opportunity to
share their concerns and he reiterated some of their concerns and feels they have been addressed,
especially the traffic concerns with the light at Walnut and the school crossing and police
monitoring. He stated this is creating a transitional density that makes a good transition, and the
street improvements that are needed, and provides the amenities needed within a project. He
thanked the staff and applicant working hard on this project.

Mr. Willoughby stated many concerns were brought up by the community and thanks the
applicant for addressing them and with the CC&Rs in place it should work well here, especially
with the lower density and the quality of the product and get to finish the street improvements on
Campus.

PLANNING COMMISSION ACTION

It was moved by DeDiemar, seconded by Gregorek, to adopt a resolution to
approve an Addendum to a previous EIR. Roll call vote: AYES, DeDiemar,
Gage, Gregorek, Reyes, and Willoughby; NOES, none; RECUSE, none;
ABSENT, Ricci. The motion was carried 5 to 0.

It was moved by Reyes, seconded by DeDiemar, to adopt a resolution to approve
the Tentative Tract Map, File No., PMTT20-002 and the Development Plan,
File No., PDEV20-003, subject to conditions of approval. Roll call vote: AYES,
DeDiemar, Gage, Gregorek, Reyes, and Willoughby; NOES, none; RECUSE,
none; ABSENT, Ricci. The motion was carried 5 to 0.

MATTERS FROM THE PLANNING COMMISSION

Old Business Reports From Subcommittees

Historic Preservation (Standing): This subcommittee did not meet this month.
Development Code Review (Ad-hoc): This subcommittee did not meet.
Zoning General Plan Consistency (Ad-hoc): This subcommittee did not meet.
New Business

Mr. Reyes wanted to know how the Ordinance for outdoor dining have been working as a whole
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for the City of Ontario.

Mr. Zeledon stated it has been very successful and they had issued between 30 — 35 and that
Caltrans came out with additional guidelines along the Euclid Right-of-way, that make it a little

easier especially few months went with Economic Development and talked to them about
outdoor dining and gave them the information.

Mr. Willoughby stated that some restaurant have been very creative.

Mr. Gage stated that other businesses in other communities have built permanent planters and
structure in front of their restaurants and not just easy-ups and that is encouraging that Caltrans is
allowing for this.

Mr. Zeledon stated yes, we have allowed them to go into the right-of-way on Euclid Ave. and we
are fortunate that the sidewalks are 17 feet wide in the downtown, which makes it nice for adding

outdoor dining and allows for pedestrian walkability.

Mr. Gage stated this would be a preferred place to be if they would make nice structures, and not
just easy-ups.

Mr. Willoughby stated especially with the weather being so conducive to outdoor dining.
Mr. Gage stated he hoped businesses are seeing what others are doing with enhanced structures.

NOMINATIONS FOR SPECIAL RECOGNITION

None at this time.

DIRECTOR’S REPORT

Mr. Zeledon stated the Monthly Activity Reports for September and October were in their
packets.

Mr. Gage wanted an update on the Meredith Apartment complex and Ikea.

Mr. Zeledon stated the Meredith apartments called Palmer West is in plan check now and will
probably start construction the beginning of the year and lkea will be resubmitting for
entitlements the beginning of the year and they are continuing to move forward and we are
starting to see a number of projects coming back in the arena area, which is good.

Mr. Willoughby wanted an update on the Crow project and when it would be coming forward.

Mr. Zeledon stated a redesign is in and hopefully will get it to the commission in December.

ADJOURNMENT

Gage motioned to adjourn, seconded by Reyes. The meeting was adjourned at 7:48 PM.
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Secretary Pro Tempore

Chairman, Planning Commission
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PLANNING COMMISSION
STAFF REPORT

December 22, 2020

crv or addiiie,
ONTARIO

PLANNING DEPARTMENT
303 East B Street, Ontario, California 91764 Phone: 909.395.2036 / Fax: 909.395.2420

FILE NO.: PDEV18-031

SUBJECT: A modification to the Development Plan to include the construction of an
industrial building (Building 2) totaling 59,585 square feet on 3.51 acres of land located at
the southwest corner of Riverside Drive and Hamner Avenue, within the proposed Business
Park land use district of the Edenglen Specific Plan; (APNs: 0218-171-21 & 218-171-27)
submitted by: Ontario CC, LLC.

PROPERTY OWNER: Ontario CC, LLC

RECOMMENDED ACTION: That the Planning Commission consider and approve the
modification to File No. PDEV18-031, pursuant to the facts and reasons contained in the
staff report and attached resolution, and subject to the conditions of approval contained
in the attached departmental reports.

PROJECT SETTING: The overall project site is comprised of 46.64 acres of land located at
the southwest corner of Riverside Drive and Hamner Avenue, and is depicted in Figure 1:
Project Location, below. Building 2 occupies 3.51 acres of the overall project site and is
located on the northwest corner of the site.
- )
o

The overall Project site is comprised of two

lots, the northern portion of the site is :
undeveloped and has been historically
used for agricultural purposes. The southern
half of the site is developed with several
shade structures, concrete block material
bays, and greenhouses that were utilized by
a commercial nursery (Sunshine Growers),
which ceased operations in January 2020.
The existing surrounding land uses, zoning,
and general plan and specific plan land
use designations are summarized in the
“Surrounding Zoning & Land Uses” table
located in the Technical Appendix of this
report.

Figure 1: Project Location

Case Planner:| Lorena Mejia Hearing Body Date Decision Action
Planning Directorl DAB 8-17-2020 Approve |Recommend
Approval: % PC 12-22-2020 Final
Submittal Datey 9-11-2018 CcC
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Planning Commission Staff Report
File No.: PDEV18-031
December 22, 2020

PROJECT ANALYSIS:

(1) Background — The Edenglen Specific Plan (File No. PSP03-005) was approved and
the related Environmental Impact Report (“EIR") was certified by the City Council on
November 1, 2005. The Edenglen Specific Plan established the land use designations,
development standards, and design guidelines on 158.7 acres of land, which included
the potential development of 584 dwelling units, approximately 217,000 square feet of
Commercial development, and 550,000 square feet of Business Park/Light Industrial
development.

In 2010, The Ontario Plan (“TOP"”) was adopted, which set forth the land use pattern for
the City to achieve its Vision. With the adoption of TOP, a Commercial and Business Park
land use designation was assigned to the Project site.

On September 11, 2018, the applicant submitted five applications to facilitate the
construction of an industrial development project, which are described below.

» A General Plan Amendment (File No. PGPA18-002) to modify the Policy Plan
(General Plan) Land Use Plan (Exhibit LU-01) component of The Ontario Plan,
changing the land use designation on approximately 46 acres of land from
General Commercial and Business Park, to 4.13 acres of Neighborhood
Commercial, 3.51 acres of Business Park, and 39 acres of Industrial land uses.

*  An amendment to the Edenglen Specific Plan (File No. PSPA18-003), changing
the land use designations assigned to the Project site, from Neighborhood
Commercial, Commercial/Business Park Flex Zone, and Business Park/Light
Industrial, to 4.13 acres of Neighborhood Commercial, 3.51 acres of Business
Park, and 39 acres of Light Industrial land uses. The Specific Plan Amendment
also includes updates to development standards and exhibits, along with text
changes to reflect the proposed land use changes.

» A Tentative Parcel Map (File No. PMTT18-009/TPM 20027) to subdivide 46.64
acres of land into 7 numbered lots and one lettered lot, in conjunction with a
Development Agreement (File No. PDA18-006) between the City of Ontario
and Ontario CC, LLC, to establish the terms and conditions for the
development of the Tentative Parcel Map.

= A Development Plan (File No. PDEV18-031) to construct five industrial buildings
totaling 968,092 square feet.

On August 17, 2020, the Development Advisory Board (“DAB”) conducted a hearing to
consider the Tentative Parcel Map and Development Plan, and concluded the hearing,
voting to recommend that the Planning Commission approve the Applications subject
to conditions of approval, which are included as an attachment to the Planning
Commission resolution.
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On August 25, 2020, the Planning Commission approved File No. PDEV18-031 with the
following added conditions:

» The Planning Commission approved Buildings 3, 4, 5. and 6.

» The Planning Commission required that Building 2, located on the northwest corner
of the project site, be redesigned in terms of scale and design, and be brought
back to the Commission for review and approval at a future date. Also, the
Applicant was directed to demonstrate how Building 2 could be divided to
accommodate multiple-tenants.

» The Planning Commission required the proposed tree palette along the western
property line be designed to incorporate a mixture of evergreen trees to provide
year-round screening of the proposed buildings.

» The Planning Commission required Buildings 3, 4, 5, and é to only utilize Hamner
Avenue to access/exit the Project site. The Commission directed staff to evaluate
adding a fence/gate or other mechanism to deter frucks from utilizing the
Riverside Drive access points between Buildings 2 and 3.

The subject application is now requested to be modified to include the construction of
Building 2, consistent with the Planning Commission’s direction.

On September 15, 2020, the applicant requested the City Council continue the General
Plan Amendment (File No. PGPA18-002) and Edenglen Specific Plan Amendment (File
No. PSPA18-003) to a future hearing date.

On November 17, 2020, the City Council continued the General Plan (File No. PGPA18-
002) and Specific Plan Amendments (File No. PSPA18-003) and requested the items be
rescheduled to a future hearing date unftil the Planning Commission has had the
opportunity to review and approve the modifications to Building 2.

(2) Site Design/Building Layout — The overall project site consists of five industrial
buildings totaling 968,092 square feet on anirregular shaped lot that is 46.64 acres in area.
The building sizes range from 59,585 to 271,277 square feet and the Project has an overall
Floor Area Ratio (“FAR”) of 0.48. Although, the overall site plan, including Building 2
(described for reference below), was approved (see Exhibit A—Site Plan, attached), the
Planning Commission requested that the Applicant revise the site plan to demonstrate
how the future commercial site located at the northwest corner of the overall project
site, could be developed in terms of site design, pedestrian connections, and building
layout, which is included as Exhibit B— Conceptual Commercial Site Plan, attached.

Exhibit B incorporates a conceptual multi-tenant commercial building centered on
Parcel, with the main building entrances oriented north, towards Riverside Drive. Two
enhanced pedestrian connections are incorporated into the site plan, which are located
between Building 2 and the conceptual commercial building, and at the northeast

Page 3 of 18

ltem A-02 - 3 of 61



Planning Commission Staff Report
File No.: PDEV18-031
December 22, 2020

corner of the site, connecting the commercial building to the sidewalk at the
Hamner/Riverside intersection.

Building 2 (Parcel 2) is located at the northwest corner of the Project site and consists of
a 54,585 square foot warehouse/distribution building, having a FAR of 0.39. Building 2 is
oriented east-west, with dock-high loading doors facing south, and office entries facing
north, towards Riverside Drive. The building has been designed with two potential office
areas located at the northwest and northeast corners of the building. The building is
setback approximately 180 feet from the north property line (Riverside Drive),
approximately 63 feet from the south property line, 68 feet from the west property line,
and 39 feet from the east property line. The applicant has provided a conceptual floor
plan of the building, demonstrating how it could be divided into multi-tenant spaces (see
Exhibit B1— Conceptual Building 2 Floor Plan, attached).

The yard area will be screened from view of public streets by the proposed building. The
south facing portion of the building was designed in a U-shaped configuration to screen
the tractor-trailer loading areas. The building wall containing the dock-high loading doors
is recessed approximately 60 feet behind the main building line, blocking the view of
loading activities from the public street.

(3) Site Access/Circulation — The overall Project site will have two access points from
Riverside Drive, and four access points from Hamner Avenue. Building 2, and the future
commercial development proposed at the northeast corner of the Project site, will have
primary access from Riverside Drive, including a 35-foot wide driveway located at the
northwest corner of the Project site and a centrally located 40-foot wide driveway that
will be signalized. Buildings 3, 4, 5, and é will have primary access from Hamner Avenue.
On August 25, 2020, the Planning Commission added the condition of approval requiring
that Buildings 3, 4, 5, and 6 only utilize Hamner Avenue when exiting/entering the project
site. The Commission directed staff to evaluate adding a fence/gate or other mechanism
to deter trucks from utilizing the Riverside Drive access points between Buildings 2 and 3.
Staff evaluated the site plan for possibly adding a gate along western drive aisle;
however, recommends a gate not be installed since it would obstruct a fire access/trash
utility lane that serves the overall project site and may cause a delay in emergency
response time.

(4) Parking — The Edenglen Specific Plan refers to the Ontario Development Code for
parking requirements. The Project has provided off-street parking pursuant to the
“Warehouse and Distribution” parking standards specified in the Development Code. The
overall Project requires a total of 526 parking spaces (556 parking spaces have been
provided). Building 2 requires 40 parking spaces and 81 parking spaces have been
provided.

(5) Architecture — Building 2 is made of concrete tilt-up construction, with enhanced
elements and freatments located at office entries and along street facing elevations.
Building 2 was redesigned to incorporate additional storefront glazing and the overall
height was lowered from 42 feet to 38.5 feet reducing the scale of the building in keeping
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with other Industrial Business Park buildings located throughout the City (see Exhibit C—
Building 2 North Elevation Revision Comparison, attached). Architectural elements for the
building include smooth-painted concrete in white and grey tones, with horizontal and
vertical reveals, windows with clear anodized aluminum mullions and blue glazing,
Alucobond clear anodized canopies at the main office entries, and recessed panel
sections with contrasting color blocking (see Exhibit D—Building 2 Elevations Revised,
attached).

(6) Landscaping — The proposed Edenglen Specific Plan amendment (File No.
PSPA18-003) requires that the Project provide an overall landscape coverage of ten
percent and approximately thirteen percent is provided. The Project provides substantial
landscaping along Hamner Avenue and Riverside Drive, at each office element,
throughout the parking areas, and along the western property line. On August 25, 2020,
the Planning Commission added the condition of approval requiring that the proposed
tree palette along the western property line be designed to incorporate a mixture of
evergreen trees to provide year-round screening of the proposed buildings. Staff has
been working with the applicant to identify locations along the western property line
landscape planters that will accommodate larger evergreen frees and is working to
update the plant palette to incorporate additional evergreen trees to screen the project
year-round.

(7) Utilities (drainage, sewer) — To serve the proposed industrial development, the
Project will be required to construct infrastructure improvements per the Development
Agreement (File No. PDA18-006) and requirements of the Edenglen Specific Plan.
Furthermore, the Applicant has submitted a Preliminary Water Quality Management Plan
(PWQMP), which establishes both Projects’ compliance with storm water
discharge/water quality requirements. The PWQMP includes site design measures that
capture runoff and pollutant fransport by minimizing impervious surfaces and maximizes
low impact development (LID) best management practices (BMPs), such as retention
and infiltfration, biotreatment, and evapotranspiration. The PWQMP proposes the use of
above ground bio-retention basins within the landscape setbacks along Hamner Avenue
and rear portion of the Project site, including an underground stormwater infiltration
system within the tractor-trailer courtyard area of Building 6. Any overflow drainage will
be conveyed to a new storm drain connection located at the rear end of the Project
site.

(8) Community Meetings — The Planning Department held two community meetings
to discuss the proposed subject applications. The first community meeting was in-person
and held on December 12, 2018, at the Colony High Branch Library. The second meeting
was a Virtual presentation and available on the on the City Website from June 1, 2020,
thru July 21, 2020. On December 11, 2020, the Planning Department mailed a letter to
residents, informing them of the August 25th Planning Commission meeting decision, the
proposed changes to Building 2, and information from the developer on additional
community oufreach for developing the commercial property.
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COMPLIANCE WITH THE ONTARIO PLAN: The proposed project is consistent with the
principles, goals and policies contained within the Vision, Governance, Policy Plan
(General Plan), and City Council Priorities components of The Ontario Plan (TOP). More
specifically, the goals and policies of TOP that are furthered by the proposed project are
as follows:

(1) City Council Goals.

» |nvestin the Growth and Evolution of the City's Economy

* Maintain the Current High Level of Public Safety

= Operate in a Businesslike Manner

» Focus Resources in Ontario’'s Commercial and Residential Neighborhoods

» Investin the City’s Infrastructure (Water, Streets, Sewers, Parks, Storm Drains
and Public Facilities)

» Ensure the Development of a Well Planned, Balanced, and Self-Sustaining
Community in the New Model Colony

(2) Vision.
Distinctive Development:
»  Commercial and Residential Development

» Development quality that is broadly recognized as distinctive and not
exclusively tied to the general suburban character typical of much of Southern California.

(3) Governance.
Decision Making:

» Goal GI1: Sustained decision-making that consistently moves Ontario towards
its Vision by using The Ontario Plan as a framework for assessing choices.

» GI1-2 long-term Benefit. We require decisions to demonstrate and
document how they add value to the community and support the Ontario Vision

(4) Policy Plan (General Plan)

Land Use Element:

=  GoalLUT: A community that has a spectrum of housing types and price ranges
that match the jobs in the City and that make it possible for people to live and work in
Ontario and maintain a quality of life.

» LUI1-1 Strategic Growth. We concentrate growth in strategic locations that
help create place and identity, maximize available and planned infrastructure, and
foster the development of transit.
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> LU1-6 Complete Community: We incorporate a variety of land uses and
building types in our land use planning efforts that result in a complete community where
residents at all stages of life, employers, workers and visitors have a wide spectrum of
choices of where they can live, work, shop and recreate within Ontario. (Refer to
Complete Community Section of Community Economics Element).

»  Goal LU2: Compatibility between a wide range of uses.

» LU2-6. Infrastructure Compatibility: We require infrastructure to be
aesthetically pleasing and in context with the community character.

Community Economics Element:

» Goal CEl: A complete community that provides for all incomes and stages of
life.

» Goal CE2: A City of distinctive neighborhoods, districts, and corridors, where
people choose to be.

» CE2-1 Development Projects. We require new development and
redevelopment to create unique, high-quality places that add value to the community.

» CE2-2 Development Review. We require those proposing new
development and redevelopment to demonstrate how their projects will create
appropriately unique, functional and sustainable places that will compete well with their
competition within the region.

» CE2-4 Protection of Investment. We require that new development and
redevelopment protect existing investment by providing architecture and urban design
of equal or greater quality.

» CE2-5 Private Maintenance. We require adequate maintenance, upkeep,
and investment in private property because proper maintenance on private property
protects property values.

Safety Element:

»  Goal S1: Minimized risk of injury, loss of life, property damage and economic
and social disruption caused by earthquake-induced and other geologic hazards.

» S1-1 Implementation of Regulations and Standards. We require that all new
habitable structures be designed in accordance with the most recent California Building
Code adopted by the City, including provisions regarding lateral forces and grading.

Community Design Element:
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» Goal CDI1: A dynamic, progressive city containing distinct neighborhoods and
commercial districts that foster a positive sense of identity and belonging among
residents, visitors, and businesses.

» CDI-1 City Identity. We take actions that are consistent with the City being
a leading urban center in Southern California while recognizing the diverse character of
our existing viable neighborhoods.

» CDI1-2 Growth Areas. We require development in growth areas to be
distinctive and unique places within which there are cohesive design themes.

» Goal CD2: A high level of design quality resulting in public spaces,
streetscapes, and developments that are attractive, safe, functional and distinct.

» CD2-1 Quality Architecture. We encourage all development projects to
convey visual interest and character through:

e Building volume, massing, and height to provide appropriate scale and
proportion;

e A frue architectural style which is carried out in plan, section and
elevation through all aspects of the building and site design and appropriate for its
setting; and

e Exterior building materials that are visually interesting, high quality,
durable, and appropriate for the architectural style.

» CD2-7 Sustainability. We collaborate with the development community to
design and build neighborhoods, streetscapes, sites, outdoor spaces, landscaping and
buildings to reduce energy demand through solar orientation, maximum use of natural
daylight, passive solar and natural ventilation, building form, mechanical and structural
systems, building materials and construction techniques.

» CD2-8 Safe Design. We incorporate defensible space design info new and
existing developments to ensure the maximum safe travel and visibility on pathways,
corridors, and open space and at building enfrances and parking areas by avoiding
physically and visually isolated spaces, maintenance of visibility and accessibility, and
use of lighting.

» CD2-92 Landscape Design. We encourage durable landscaping materials
and designs that enhance the aesthetics of structures, create and define public and
private spaces, and provide shade and environmental benefits.

» CD2-10 Surface Parking Areas. We require parking areas visible to or used
by the public to be landscaped in an aesthetically pleasing, safe and environmentally
sensitive manner. Examples include shade trees, pervious surfaces, urban run-off capture
and infilfration, and pedestrian paths to guide users through the parking field.
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» CD2-11 Entry Statements. We encourage the inclusion of amenities,
signage and landscaping at the entry to neighborhoods, commercial centers, mixed use
areas, industrial developments, and public places that reinforce them as uniquely
identifiable places.

» CD2-12 Site and Building Signage. We encourage the use of sign programs
that utilize complementary materials, colors, and themes. Project signage should be
designed to effectively communicate and direct users to various aspects of the
development and complement the character of the structures.

» CD2-13 Entitlement Process. We work collaboratively with all stakeholders
to ensure a high degree of certainty in the efficient review and timely processing of all
development plans and permifs.

» Goal CD3: Vibrant urban environments that are organized around intense
buildings, pedestrian and transit areas, public plazas, and linkages between and within
developments that are conveniently located, visually appealing and safe during all
hours.

» CD3-1 Design. We require that pedestrian, vehicular, bicycle and
equestrian circulation on both public and private property be coordinated and
designed to maximize safety, comfort and aesthetics.

» CD3-2 Connectivity Between Streets, Sidewalks, Walkways and Plazas. We
require landscaping and paving be used to optimize visual connectivity between streets,
sidewalks, walkways and plazas for pedestrians.

» CD3-3 Building Entrances. We require all building enfrances to be
accessible and visible from adjacent streets, sidewalks or public open spaces.

» CD3-5 Paving. We require sidewalks and road surfaces to be of a type and
quality that conftributes to the appearance and utility of streets and public spaces.

» CD3-6 Landscaping. We utilize landscaping to enhance the aesthetics,
functionality and sustainability of streetscapes, outdoor spaces and buildings.

= Goal CD5: A sustained level of maintenance and improvement of properties,
buildings and infrastructure that protects the property values and encourages additional
public and private investments.

» CD5-1 Maintenance of Buildings and Property. We require all public and
privately owned buildings and property (including trails and easements) to be properly
and consistently maintained.

» CD5-2 Maintenance of Infrastructure. We require the continual
maintenance of infrastructure.
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HOUSING ELEMENT COMPLIANCE: The Project is consistent with the Housing Element of the
Policy Plan (General Plan) component of The Ontario Plan. The Edenglen Specific Plan
was listed in the Available Land Inventory contained in Table A-3 (Available Land by
Planning Area) of the Housing Element Technical Report Appendix. The eastern half of
the Edenglen Specific Plan (Project site), however, was not included as one of the
properties in the Available Land Inventory since the area did not include any residential
land use designations.

AIRPORT LAND USE COMPATIBILITY PLAN (ALUCP) COMPLIANCE: The California State
Aeronautics Act (Public Utilities Code Section 21670 et seq.) requires that an Airport Land
Use Compatibility Plan be prepared for all public use airports in the State; and requires
that local land use plans and individual development proposals must be consistent with
the policies set forth in the adopted Airport Land Use Compatibility Plan. On April 19, 2011,
the City Council of the City of Ontario approved and adopted the Ontario International
Airport Land use Compatibility Plan (*ALUCP”), establishing the Airport Influence Area for
Ontario International Airport, which encompasses lands within parts of San Bernardino,
Riverside, and Los Angeles Counties, and limits future land uses and development within
the Airport Influence Areq, as they relate to noise, safety, airspace protection, and
overflight impacts of current and future airport activity. The proposed project is located
within the Airport Influence Area of Ontario International Airport and was evaluated and
found to be consistent with the policies and criteria of the ALUCP. Any special conditions
of approval associated with uses in close proximity to the airport are included in the
conditions of approval provided with the attached Resolution.

ENVIRONMENTAL REVIEW: Staff prepared an Addendum to The Ontario Plan (File No.
PGPAO06-001) EIR (SCH# 2008101140) certified by City Council on January 27, 2010. This
application introduces no new significant environmental impacts, and all previously-
adopted mitigation measures are a condition of project approval. The environmental
impacts of this Project were thoroughly analyzed in the EIR Addendum prepared for
General Plan Amendment (File No. PGPA18-002) and an amendment to the Edenglen
Specific Plan (File No. PSPA18-003), which concluded that implementation of the Project
could result in a number of significant effects on the environment that were previously
analyzed in the Certified EIR, and that the Certified EIR identified mitigation measures that
would reduce each of those significant effects to a less-than-significant level.

Approval of this Project is contingent upon City Council approving the General Plan
Amendment (File No. PGPA18-002), Edenglen Specific Plan (File No. PSPA18-003), and EIR
Addendum.

CONDITIONS OF APPROVAL: See attached department reports.
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TECHNICAL APPENDIX:

Surrounding Zoning and Land Use:

Existing Land Use Genferol Elon Zoning Designation Specific Plan Land Use
Designation
Community
Commercial,
Site Vacant and General Commercial Edenalen Soecific Plan Commercial/Business
Commercial Nursery and Business Park 9 P Park Flex Zone, and
Business Park/Light
Industrial
North Vacant Mixed-Use Tuscana Village Specific Comm’erCIo_l and
Plan Residential
South SCE Substation Business Park Edenglen Specific Plan Light Industrial
City of Eastvale (Gas Commercial Retail & Sl ez
East } . : Commercial) & IP N/A
Station and Industrial) Business Park .
(Industrial Park)
West SCE Easement OS-NR Edenglen Specific Plan SCE Corridor
General Site & Building Statistics
. Meets
Item Proposed Min./Max. Standard
Y/N
Project Area: 46.64 N/A Y
Lot/Parcel Size: 4.13 AC Neighborhood 10,000 SF Neighborhood Y
Commercial, 3.51 AC Business |Commercial, 1 AC Business Park,
Park, 6.24 — 11.42 AC Light 10,000 SF Light Industrial (Min.)
Industrial
Floor Area Ratio: 0.39 BP & 0.52 LI 0.60 BP & 0.55 LI (Max.) Y
Building Height: 46 FT ALUCP (Max.)
Project Area: 46.64 N/A
Off-Street Parking:
Bldg. Building . . Spaces Spaces
No. e @R Area L D Required Provided
One space per 1,000 SF (0.001/SF) for portion of
GFA <20,000 SF, plus 0.5 space per 1,000 SF
(0.0005/SF) for GFA > 20,000 SF; Parking required
Wareh / when ‘“general business offices” and other
2 D?Sﬁbiﬁ;i 59.585 SF | associated uses, exceed 10 percent of the 40 81
building GFA (5,958 SF of office allowed)
7 dock-high loading doors proposed
(2 trailer spaces required & provided)
One space per 1,000 SF (0.001/SF) for portion of
GFA <20,000 SF, plus 0.5 space per 1,000 SF 135 150
Warehouse / (0.0005/SF) for GFA > 20,000 SF; Parking required
3 L 250,781 SF M . S
Distribution when ‘“general business offices” and other (*181)
associated uses, exceed 10 percent of the
building GFA (25,078 SF of office allowed)
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Bldg.
No.

Type of Use

Building
Area

Parking Ratio

Spaces
Required

Spaces
Provided

(*Alternate Parking Plan providing additional
vehicular parking spaces within trailer courtyard
area)

*31 additional spaces
38 dock-high loading doors proposed
(47 trailer spaces provided)

Warehouse /
Distribution

271,277 SF

One space per 1,000 SF (0.001/SF) for portion of
GFA <20,000 SF, plus 0.5 space per 1,000 SF
(0.0005/SF) for GFA > 20,000 SF; Parking required
when ‘“general business offices” and other
associated uses, exceed 10 percent of the
building GFA (25,078 SF of office allowed)

(*Alternate Parking Plan providing additional
vehicular parking spaces within trailer courtyard
areq)

*20 additional spaces
38 dock-high loading doors proposed
(10 spaces required - 47 trailer spaces provided)

146

166

(*186)

Warehouse /
Distribution

136,330 SF

One space per 1,000 SF (0.001/SF) for portion of
GFA <20,000 SF, plus 0.5 space per 1,000 SF
(0.0005/SF) for GFA > 20,000 SF; Parking required
when ‘“general business offices” and other
associated uses, exceed 10 percent of the
building GFA (13,633 SF of office allowed)

(*Alternate Parking Plan providing additional
vehicular parking spaces within trailer courtyard
area)

*52 additional spaces
22 dock-high loading doors proposed
(6 trailer spaces required & provided)

70

78

(*130)

Warehouse /
Distribution

250,119 SF

One space per 1,000 SF (0.001/SF) for portion of
GFA <20,000 SF, plus 0.5 space per 1,000 SF
(0.0005/SF) for GFA > 20,000 SF; Parking required
when *“general business offices” and other
associated uses, exceed 10 percent of the
building GFA (25,078 SF of office allowed)

(*Alternate Parking Plan providing additional
vehicular parking spaces within trailer courtyard
areq)

*94 additional spaces
43 dock-high loading doors proposed
(11 spaces required - 34 trailer spaces provided)

135

81

(*175)

Parking Totals: (*Alternate Parking Plan providing additional vehicular parking spaces within
trailer courtyard area)

526

556
(*753)
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EXHIBIT A—SITE PLAN
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EXHIBIT A —SITE PLAN CONTINUED
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EXHIBIT B— CONCEPTUAL COMMERCIAL SITE PLAN
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EXHIBIT B1— CONCEPTUAL BUILDING 2 FLOOR PLAN
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EXHIBIT C—BUILDING 2 NORTH ELEVATION REVISION COMPARISON

Original North Elevation Design Presented at Planning Commission

||;m|

Ea

NORTH ELEVATION

SCALE: 1" 2007

Revised North Elevation Design

%L_J L]JEH—[ l=:
NORTH ELEVATION -

CALE: 1" § 2007

Lowered height by 3' 6" | Added new Added 4 new
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Exhibit D—BUILDING 2 ELEVATIONS REVISED
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ONTARIO, CALIFORNIA, APPROVING A MODIFICATION TO FILE NO.
PDEV18-031, A DEVELOPMENT PLAN TO |INCLUDE THE
CONSTRUCTION OF AN INDUSTRIAL BUILDING (BUILDING 2)
TOTALING 59,585 SQUARE FEET ON 3.51 ACRES OF LAND, WITHIN
THE PROPOSED BUSINESS PARK LAND USE DISTRICT OF THE
EDENGLEN SPECIFIC PLAN, LOCATED ON THE SOUTHWEST
CORNER OF RIVERSIDE DRIVE AND HAMNER AVENUE, AND MAKING
FINDINGS IN SUPPORT THEREOF—APNS: 0218-171-21 AND 0218-171-
27.

WHEREAS, ONTARIO CC, LLC, (hereinafter referred to as "Applicant") has filed
an Application for the approval of a Development Plan, File No. PDEV18-031, as
described in the title of this Resolution (hereinafter referred to as "Application" or
"Project"); and

WHEREAS, the Application applies to 46.64 acres of land generally located at the
southwest corner of Riverside Drive and Hamner Avenue, within the proposed
Neighborhood Commercial, Business Park and Light Industrial land use districts of the
Edenglen Specific Plan and is presently vacant to the north, and to the south the property
is improved with several shade structures, concrete block material bays, and
greenhouses that were utilized by a commercial nursery (Sunshine Growers); and

WHEREAS, the property to the north of the Project site is within the Commercial
and Residential district of the Tuscana Village Specific Plan and is vacant. The property
to the east is within the C-1/C-P (General Commercial) and IP (Industrial Park) zoning
district of the City of Eastvale and is developed with a gas station and Industrial uses. The
property to the south is within the Light Industrial district of the Edenglen Specific Plan
and is developed with an SCE Substation. The property to the west is within the SCE
Corridor district of the Edenglen Specific Plan and is developed with power lines and
transmission towers; and

WHEREAS, On August 25, 2020, the Planning Commission approved File No.
PDEV18-031 subject to conditions; and

WHEREAS, the overall project site consists of five industrial buildings totaling
968,092 square feet on an irregular shaped lot that is 46.64 acres in area. The building
sizes range from 59,585 to 271,277 square feet and the Project has an overall Floor Area
Ratio (“FAR”) of 0.48. The Project will provide the majority of parking along the west, east,
and north property lines. Additionally, smaller parking areas are located throughout the
site, generally located adjacent to each building’s office area; and
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WHEREAS, the overall site plan, including Building 2, was approved by the
Planning Commission on August 25, 2020. However, the Planning Commission
requested the applicant revise Building 2 and the site plan to demonstrate how the future
commercial site located on the northwest corner of the overall project site could be
developed in terms of site design, pedestrian connections and building layout; and

WHEREAS, the applicant prepared a site plan with a conceptual multi-tenant
commercial building centered on Parcel 1, with main building entrances oriented north
towards Riverside Drive. Pedestrian connections are shown from Building 2, along with
an enhanced pedestrian corridor located at the northeast corner of the Project site, which
connects to the corner intersection; and

WHEREAS, the Project site will have two access points from Riverside Drive, and
four access points from Hamner Avenue. Building 2, and a future commercial
development proposed at the northeast corner of the Project site, will have primary
access from Riverside Drive, including a 35-foot wide driveway located at the northwest
corner of the Project site and a centrally located 40-foot wide driveway that will be
signalized. Buildings 3, 4, 5, and 6 will have primary access from Hamner Avenue; and

WHEREAS, the Edenglen Specific Plan refers to the Ontario Development Code
for parking requirements. The Project has provided off-street parking pursuant to the
“Warehouse and Distribution” parking standards specified in the Development Code. The
Project requires a total of 526 parking spaces and 556 parking spaces have been
provided; and

WHEREAS, Building 2 is made of concrete tilt-up construction, with enhanced
elements and treatments located at office entries and along street facing elevations.
Building 2 was redesigned to incorporate additional storefront glazing and the overall
height was lowered to reduce the scale of the building in keeping with other Industrial
Business Park buildings located throughout the City; and

WHEREAS, the proposed Edenglen Specific Plan Amendment (File No. PSPA18-
003) requires that the Project provide an overall landscape coverage of ten percent and
approximately thirteen percent is provided; and

WHEREAS, to serve the proposed industrial development, the Project will be
required to construct infrastructure improvements per the Development Agreement (File
No. PDA18-006) and requirements of the Edenglen Specific Plan, as amended; and

WHEREAS, the Planning Department held two community meetings to discuss the

proposed subject application. The first community meeting was in-person and held on
December 12, 2018, at the Colony High Branch Library. The second meeting was a virtual
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presentation and available on the City Website from June 1, 2020, thru July 21, 2020;
and

WHEREAS, on December 11, 2020, the Planning Department mailed a letter to
residents, informing them of the August 25, 2020 Planning Commission meeting decision,
as well as the proposed changes to Building 2 and information from the developer on
additional community outreach for developing the commercial property; and

WHEREAS, a General Plan Amendment, Specific Plan Amendment, Development
Agreement, and Tentative Tract Map, File Nos. PGPA18-002, PSPA18-003, PDA18-006,
and PMTT18-009, respectively, were filed in conjunction with the proposed Development
Plan. The four applications consist of: 1) a General Plan Amendment (File No. PGPA18-
002) to modify the Policy Plan (General Plan) Land Use Plan (Exhibit LU-01) component
of The Ontario Plan, changing the land use designation of approximately 46 acres of land
from General Commercial and Business Park, to 4.13 acres of Neighborhood
Commercial, 3.51 acres of Business Park, and 39 acres of Industrial; 2) modify the Future
Buildout Table (Exhibit LU-03) to be consistent with the land use designation changes;
and 3) an amendment (File No. PSPA18-003) to the Edenglen Specific Plan to change
the land use designation from Community Commercial, Commercial/Business Park Flex
Zone, and Business Park/Light Industrial to 4.13 acres of Neighborhood Commercial,
3.51 acres of Business Park, and 39 acres of Light Industrial, including updates to the
development standards, exhibits and text changes to reflect the proposed land uses; 4)
a Development Agreement (File No. PDA18-006) between the City of Ontario and Ontario
CC, LLC, to establish the terms and conditions for the development of Tentative Parcel
Map No. 20027; and 5) a Tentative Parcel Map (File No. PMTT18-009/TPM 20027) to
subdivide 46.64 acres of land into 7 numbered parcels and one lettered lot; and

WHEREAS, The Ontario Plan (File No. PGPA06-001) Environmental Impact
Report (State Clearinghouse No. 2008101140) was certified on January 27, 2010
(hereinafter referred to as “Certified EIR”), in which development and use of the Project
site was discussed; and

WHEREAS, the Planning Director of the City of Ontario prepared and approved
for attachment to the certified Environmental Impact Report, an Addendum to the Certified
EIR (hereinafter referred to as “EIR Addendum?”) in accordance with the requirements of
the California Environmental Quality Act of 1970, together with State and local guidelines
implementing said Act, all as amended to date (collectively referred to as “CEQA”); and

WHEREAS, the environmental impacts of this Project were thoroughly analyzed in
the EIR Addendum prepared for General Plan Amendment (File No. PGPA18-002) and
an amendment to the Edenglen Specific Plan (File No. PSPA18-003), which concluded
that implementation of the Project could result in a number of significant effects on the
environment that were previously analyzed in the Certified EIR, and that the Certified EIR
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identified mitigation measures that would reduce each of those significant effects to a
less-than-significant level; and

WHEREAS, the City's "Local Guidelines for the Implementation of the California
Environmental Quality Act (CEQA)" provide for the use of a single environmental
assessment in situations where the impacts of subsequent projects are adequately
analyzed; and

WHEREAS, the Application is a project pursuant to the California Environmental
Quality Act — Public Resources Code Section 21000 et seq. — (hereinafter referred to
as "CEQA") and an EIR Addendum has been prepared to determine possible
environmental impacts; and

WHEREAS, Ontario Development Code Table 2.02-1 (Review Matrix) grants the
Planning Commission the responsibility and authority to review and make
recommendation to the City Council on the subject Application; and

WHEREAS, the Project has been reviewed for consistency with the Housing
Element of the Policy Plan component of The Ontario Plan, as State Housing Element
law (as prescribed in Government Code Sections 65580 through 65589.8) requires that
development projects must be consistent with the Housing Element, if upon consideration
of all its aspects, it is found to further the purposes, principals, goals, and policies of the
Housing Element; and

WHEREAS, the Project is located within the Airport Influence Area of Ontario
International Airport, which encompasses lands within parts of San Bernardino, Riverside,
and Los Angeles Counties, and is subject to, and must be consistent with, the policies
and criteria set forth in the Ontario International Airport Land Use Compatibility Plan
(hereinafter referred to as “ALUCP”), which applies only to jurisdictions within San
Bernardino County, and addresses the noise, safety, airspace protection, and overflight
impacts of current and future airport activity; and

WHEREAS, City of Ontario Development Code Division 2.03 (Public Hearings)
prescribes the manner in which public notification shall be provided and hearing
procedures to be followed, and all such notifications and procedures have been
completed; and

WHEREAS, on August 17, 2020, the Development Advisory Board of the City of
Ontario conducted a hearing to consider the Addendum and the Project, and concluded
said hearing on that date, voting to issue Decision Nos. DAB20-045 and DAB20-047,
respectively, recommending that the Planning Commission recommend the City Council
approve the Application; and

ltem A-02 - 22 of 61



Planning Commission Resolution
File No. PDEV18-031

December 22, 2020

Page 5

WHEREAS, as the first action on the Project, on August 25, 2020, the Planning
Commission issued a Resolution recommending the City Council approve the EIR
Addendum, finding that the proposed Project introduces no new significant environmental
impacts and applying all previously adopted mitigation measures to the Project, which
were incorporated by reference; and

WHEREAS, on August 25, 2020, the Planning Commission of the City of Ontario
conducted a hearing to consider the Project, and concluded said hearing on that date,
and approved the Project (Resolution No. PC20-057) subject to the following conditions:

1) Building’s 3, 4, 5, and 6 were approved. Building 2, located on the northwest
corner of the project site within the proposed Business Park land use designation shall
be redesigned and brought back to the Planning Commission for review and approval at
a future date. Building 2, shall complement the future commercial development in terms
of scale and design. The applicant shall demonstrate how Building 2 can accommodate
future potential commercial uses.

2) The proposed tree palette along the western property line shall be designed
to incorporate a mixture of evergreen trees to provide year-round screening of the
proposed buildings.

3) Buildings 3, 4, 5, and 6 shall not use Riverside Drive to access/exit the
Project site, the site plan shall include a fence/gate or other mechanism to deter trucks
from utilizing the Riverside Drive access points; and

WHEREAS, File No. PDEV18-031 is now requested to be modified to include the
construction of Building 2, consistent with the Planning Commission’s direction; and

WHEREAS, on December 22, 2020, the Planning Commission of the City of
Ontario conducted a hearing to consider the Project, and concluded said hearing on that
date; and

WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred.

NOW, THEREFORE, IT IS HEREBY FOUND, DETERMINED, AND RESOLVED
by the Planning Commission of the City of Ontario, as follows:

SECTION 1: Environmental Determination and Findings. Staff prepared an
Addendum to The Ontario Plan (File No. PGPA06-001) EIR (SCH# 2008101140) certified
by City Council on January 27, 2010. This application introduces no new significant
environmental impacts, and all previously-adopted mitigation measures are a condition
of project approval. The environmental impacts of this Project were thoroughly analyzed
in the EIR Addendum prepared for General Plan Amendment (File No. PGPA18-002) and
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an amendment to the Edenglen Specific Plan (File No. PSPA18-003), which concluded
that implementation of the Project could result in a number of significant effects on the
environment that were previously analyzed in the Certified EIR, and that the Certified EIR
identified mitigation measures that would reduce each of those significant effects to a
less-than-significant level.

SECTION 2: Housing Element Compliance. Pursuant to the requirements of
California Government Code Chapter 3, Article 10.6, commencing with Section 65580, as
the decision-making body for the Project, the Planning Commission finds that based upon
the facts and information contained in the Application and supporting documentation, at
the time of Project implementation, the Project is consistent with the Housing Element of
the Policy Plan (General Plan) component of The Ontario Plan. The Edenglen Specific
Plan was listed in the Available Land Inventory contained in Table A-3 (Available Land by
Planning Area) of the Housing Element Technical Report Appendix. However, the eastern
half of the Edenglen Specific Plan (Project site) was not included as one of the properties
in the Available Land Inventory since the eastern half of the Specific Plan did not include
any residential land use designations.

SECTION 3: Ontario International Airport Land Use Compatibility Plan
(“ALUCP”) Compliance. The California State Aeronautics Act (Public Utilities Code
Section 21670 et seq.) requires that an Airport Land Use Compatibility Plan be prepared
for all public use airports in the State; and requires that local land use plans and individual
development proposals must be consistent with the policies set forth in the adopted
Airport Land Use Compatibility Plan. On April 19, 2011, the City Council of the City of
Ontario approved and adopted the ALUCP, establishing the Airport Influence Area for
Ontario International Airport (hereinafter referred to as “ONT”), which encompasses lands
within parts of San Bernardino, Riverside, and Los Angeles Counties, and limits future
land uses and development within the Airport Influence Area, as they relate to noise,
safety, airspace protection, and overflight impacts of current and future airport activity. As
the decision-making body for the Project, the Planning Commission has reviewed and
considered the facts and information contained in the Application and supporting
documentation against the ALUCP compatibility factors, including [1] Safety Criteria
(ALUCP Table 2-2) and Safety Zones (ALUCP Map 2-2), [2] Noise Criteria (ALUCP Table
2-3) and Noise Impact Zones (ALUCP Map 2-3), [3] Airspace protection Zones (ALUCP
Map 2-4), and [4] Overflight Notification Zones (ALUCP Map 2-5). As a result, the
PLANNING COMMISSION, therefore, finds and determines that the Project, when
implemented in conjunction with the conditions of approval, will be consistent with the
policies and criteria set forth within the ALUCP.

SECTION 4: Concluding Facts and Reasons. Based upon the substantial
evidence presented to the Planning Commission during the above-referenced hearing,
and upon the specific findings set forth in Sections 1 and 3, above, the Planning
Commission hereby concludes as follows:

ltem A-02 - 24 of 61



Planning Commission Resolution
File No. PDEV18-031

December 22, 2020

Page 7

(1) The proposed development at the proposed location is consistent with
the goals, policies, plans and exhibits of the Vision, Policy Plan (General Plan), and
City Council Priorities components of The Ontario Plan. The proposed Project is
located within the proposed Business Park and Industrial land use districts of the Policy
Plan Land Use Map, and the proposed Business Park, and Light Industrial land use
designations of the Edenglen Specific Plan. The development standards and conditions
under which the proposed Project will be constructed and maintained, is consistent with
the goals, policies, plans, and exhibits of the Vision, Policy Plan (General Plan), and City
Council Priorities components of The Ontario Plan.

(2) The proposed development is compatible with those on adjoining
sites in relation to location of buildings, with particular attention to privacy, views,
any physical constraint identified on the site and the characteristics of the area in
which the site is located. The Project has been designed consistent with the
requirements of the City of Ontario Development Code and the proposed Business Park,
and Light Industrial land use designations of the Edenglen Specific Plan, including
standards relative to the particular land use proposed (Light Industrial Development), as-
well-as building intensity, building and parking setbacks, building height, number of off-
street parking and loading spaces, on-site and off-site landscaping, and fences, walls and
obstructions.

(3) The proposed development will complement and/or improve upon the
quality of existing development in the vicinity of the project and the minimum
safeguards necessary to protect the public health, safety and general welfare have
been required of the proposed project. The Development Advisory Board has required
certain safeguards, and impose certain conditions of approval, which have been
established to ensure that: [i] the purposes of the Edenglen Specific Plan are maintained;
[ii] the Project will not endanger the public health, safety or general welfare; [iii] the Project
will not result in any significant environmental impacts; [iv] the Project will be in harmony
with the area in which it is located; and [v] the Project will be in full conformity with the
Vision, City Council Priorities and Policy Plan components of The Ontario Plan, and the
Edenglen Specific Plan.

(4) The proposed development is consistent with the development
standards and design guidelines set forth in the Development Code, or applicable
specific plan or planned unit development. The proposed Project has been reviewed
for consistency with the general development standards and guidelines of the Edenglen
Specific Plan that are applicable to the proposed Project, including building intensity,
building and parking setbacks, building height, amount of off-street parking and loading
spaces, parking lot dimensions, design and landscaping, bicycle parking, on-site
landscaping, and fences and walls, as-well-as those development standards and
guidelines specifically related to the particular land use being proposed (Light Industrial
Development). As a result of this review, the Development Advisory Board has
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determined that the Project, when implemented in conjunction with the conditions of
approval, will be consistent with the development standards and guidelines described in
the Edenglen Specific Plan.

SECTION &: Planning Commission Action. Based upon the findings and
conclusions set forth in Sections 1 through 4, above, the Planning Commission hereby
APPROVES the herein described Application, subject to each and every condition set
forth in the Department reports attached hereto as “Attachment A,” and incorporated
herein by this reference.

SECTION 6: Indemnification. The Applicant/Property Owner shall agree to
defend, indemnify and hold harmless, the City of Ontario or its agents, officers, and
employees from any claim, action or proceeding against the City of Ontario or its agents,
officers or employees to attack, set aside, void, or annul this approval. The City of Ontario
shall promptly notify the applicant of any such claim, action, or proceeding, and the City
of Ontario shall cooperate fully in the defense.

SECTION 7: Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings have been based are located
at the City of Ontario City Hall, 303 East “B” Street, Ontario, California 91764. The
custodian for these records is the City Clerk of the City of Ontario.

SECTION 8: Certification to Adoption. The Secretary shall certify to the
adoption of the Resolution.
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The Secretary Pro Tempore for the Planning Commission of the City of Ontario
shall certify as to the adoption of this Resolution.

| hereby certify that the foregoing Resolution was duly and regularly introduced,
passed and adopted by the Planning Commission of the City of Ontario at a regular
meeting thereof held on the 22nd day of December 2020, and the foregoing is a full, true
and correct copy of said Resolution, and has not been amended or repealed.

Jim Willoughby
Planning Commission Chairman

ATTEST:

Rudy Zeledon
Planning Director and
Secretary to the Planning Commission
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STATE OF CALIFORNIA )
COUNTY OF SAN BERNARDINO )
CITY OF ONTARIO )

I, Gwen Berendsen, Secretary Pro Tempore of the Planning Commission of the City of
Ontario, DO HEREBY CERTIFY that foregoing Resolution No. PC20-XX, was duly
passed and adopted by the Planning Commission of the City of Ontario at their regular
meeting held on December 22, 2020, by the following roll call vote, to wit:

AYES:
NOES:
ABSENT:

ABSTAIN:

Gwen Berendsen
Secretary Pro Tempore
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ATTACHMENT A:

File No. PDEV18-031
Departmental Conditions of Approval

(Departmental conditions of approval to follow this page)
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City of Ontario Planning Departmen t

Planning Department

303 East B Street Land Development Division
Ontario, California 91764 =2 =
Phone: 909.395.2036 Conditions of Approval

Fax: 909.395.2420

Meeting Date: December 22, 2020
File No: PDEV18-031
Related Files: PGPA18-002, PSPA18-003, PMTT18-009 and PDA18-006

Project Description: A Development Plan (File No. PDEV18-031) to construct 5 industrial buildings
totaling 968,092 square feet on 46.64 acres of land located at the southwest corner of Riverside Drive and
Hamner Avenue, within the proposed Business Park and Light Industrial land use districts of the Edenglen
Specific Plan; (APNs: 218-171-21 & 218-171-27) submitted by Ontario CC, LLC.

Prepared By: Lorena Mejia, Senior Planner
Phone: 909.395.2276 (direct)
Email: Imejia@ontarioca.gov

The Planning Department, Land Development Section, conditions of approval applicable to the
above-described Project, are listed below. The Project shall comply with each condition of approval listed
below:

1.0 Standard Conditions of Approval. The project shall comply with the Standard Conditions for New
Development, adopted by City Council Resolution No. 2017-027 on April 18, 2017. A copy of the Standard
Conditions for New Development may be obtained from the Planning Department or City Clerk/Records
Management Department.

2.0 Special Conditions of Approval. In addition to the Standard Conditions for New Development
identified in condition no. 1.0, above, the project shall comply with the following special conditions of
approval:

2.1 Time Limits.

(a) Development Plan approval shall become null and void 2 years following the
effective date of application approval, unless a building permit is issued and construction is commenced,
and diligently pursued toward completion, or a time extension has been approved by the Planning Director.
This condition does not supersede any individual time limits specified herein, or any other departmental
conditions of approval applicable to the Project, for the performance of specific conditions or improvements.

2.2 General Requirements. The Project shall comply with the following general requirements:

(a) All construction documentation shall be coordinated for consistency, including, but
not limited to, architectural, structural, mechanical, electrical, plumbing, landscape and irrigation, grading,
utility and street improvement plans. All such plans shall be consistent with the approved entitlement plans
on file with the Planning Department.

(b) The project site shall be developed in conformance with the approved plans on file

with the City. Any variation from the approved plans must be reviewed and approved by the Planning
Department prior to building permit issuance.
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(c) The herein-listed conditions of approval from all City departments shall be included
in the construction plan set for project, which shall be maintained on site during project construction.

2.3 Landscaping.

(a) The Project shall provide and continuously maintain landscaping and irrigation
systems in compliance with the provisions of Ontario Development Code Division 6.05 (Landscaping).

(b) Comply with the conditions of approval of the Planning Department; Landscape
Planning Division.

(c) Landscaping shall not be installed until the Landscape and Irrigation Construction
Documentation Plans required by Ontario Development Code Division 6.05 (Landscaping) have been
approved by the Landscape Planning Division.

(d) Changes to approved Landscape and Irrigation Construction Documentation
Plans, which affect the character or quantity of the plant material or irrigation system design, shall be
resubmitted for approval of the revision by the Landscape Planning Division, prior to the commencement
of the changes.

24 Walls and Fences. All Project walls and fences shall comply with the requirements of
Ontario Development Code Division 6.02 (Walls, Fences and Obstructions).

2.5 Parking, Circulation and Access.

(a) The Project shall comply with the applicable off-street parking, loading and lighting
requirements of City of Ontario Development Code Division 6.03 (Off-Street Parking and Loading).

(b) All drive approaches shall be provided with an enhanced pavement treatment. The
enhanced paving shall extend from the back of the approach apron, into the site, to the first intersecting
drive aisle or parking space.

(c) Areas provided to meet the City’s parking requirements, including off-street parking
and loading spaces, access drives, and maneuvering areas, shall not be used for the outdoor storage of
materials and equipment, nor shall it be used for any other purpose than parking.

(d) The required number of off-street parking spaces and/or loading spaces shall be
provided at the time of site and/or building occupancy. All parking and loading spaces shall be maintained
in good condition for the duration of the building or use.

(e) Parking spaces specifically designated and conveniently located for use by the
physically disabled shall be provided pursuant to current accessibility regulations contained in State law
(CCR Title 24, Part 2, Chapters 2B71, and CVC Section 22507.8).

(f) Bicycle parking facilities, including bicycle racks, lockers, and other secure
facilities, shall be provided in conjunction with development projects pursuant to current regulations
contained in CALGreen (CAC Title 24, Part 11).

2.6 Outdoor Loading and Storage Areas.

(a) Loading facilities shall be designed and constructed pursuant to Development
Code Division 6.03 (Off-Street Parking and Loading).
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(b) Areas designated for off-street parking, loading, and vehicular circulation and
maneuvering, shall not be used for the outdoor storage of materials or equipment.

(c) Outdoor loading and storage areas, and loading doors, shall be screened from
public view pursuant to the requirements of Development Code Paragraph 6.02.025.A.2 (Screening of
Outdoor Loading and Storage Areas, and Loading Doors) Et Seq.

(d) Outdoor loading and storage areas shall be provided with gates that are view-
obstructing by one of the following methods:

(i) Construct gates with a perforated metal sheet affixed to the inside of the
gate surface (50 percent screen); or
(i) Construct gates with minimum one-inch square tube steel pickets spaced

at maximum 2-inches apart.

(e) The minimum gate height for screen wall openings shall be established based
upon the corresponding wall height, as follows:
Screen Wall Height Minimum Gate Height
14 feet: 10 feet
12 feet: 9 feet
10 feet: 8 feet
8 feet: 8 feet
6 feet: 6 feet

2.7 Site Lighting.

(a) All off-street parking facilities shall be provided with nighttime security lighting
pursuant to Ontario Municipal Code Section 4-11.08 (Special Residential Building Provisions) and Section
4-11.09 (Special Commercial/Industrial Building Provisions), designed to confine emitted light to the parking
areas. Parking facilities shall be lighted from sunset until sunrise, daily, and shall be operated by a photocell
switch.

(b) Unless intended as part of a master lighting program, no operation, activity, or
lighting fixture shall create illumination on any adjacent property.

2.8 Mechanical and Rooftop Equipment.

(a) All exterior roof-mounted mechanical, heating and air conditioning equipment, and
all appurtenances thereto, shall be completely screened from public view by parapet walls or roof screens
that are architecturally treated so as to be consistent with the building architecture.

(b) All ground-mounted utility equipment and structures, such as tanks, transformers,
HVAC equipment, and backflow prevention devices, shall be located out of view from a public street, or
adequately screened through the use of landscaping and/or decorative low garden walls.

29 Security Standards. The Project shall comply with all applicable requirements of Ontario
Municipal Code Title 4 (Public Safety), Chapter 11 (Security Standards for Buildings).
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2.10  Signs. All Project signage shall comply with the requirements of Ontario Development
Code Division 8.1 (Sign Regulations).

211 Sound Attenuation. The Project shall be constructed and operated in a manner so as not
to exceed the maximum interior and exterior noised levels set forth in Ontario Municipal Code Title 5 (Public
Welfare, Morals, and Conduct), Chapter 29 (Noise).

212 Covenants, Conditions and Restrictions (CC&Rs)/Mutual Access and Maintenance
Adreements.

(a) CC&Rs shall be prepared for the Project and shall be recorded prior to the
issuance of a building permit.

(b) The CC&Rs shall be in a form and contain provisions satisfactory to the City. The
articles of incorporation for the property owners association and the CC&Rs shall be reviewed and approved
by the City.

(c) CC&Rs shall ensure reciprocal parking and access between parcels.
(d) CC&Rs shall ensure reciprocal parking and access between parcels, and common
maintenance of:
(i) Landscaping and irrigation systems within common areas;
(i) Landscaping and irrigation systems within parkways adjacent to the

project site, including that portion of any public highway right-of-way between the property line or right-of-
way boundary line and the curb line and also the area enclosed within the curb lines of a median divider
(Ontario Municipal Code Section 7-3.03), pursuant to Ontario Municipal Code Section 5-22-02;

(iii) Shared parking facilities and access drives; and

(iv) Utility and drainage easements.

(e) CC&Rs shall include authorization for the City’s local law enforcement officers to
enforce City and State traffic and penal codes within the project area.

(f) The CC&Rs shall grant the City of Ontario the right of enforcement of the CC&R
provisions.

(9) A specific methodology/procedure shall be established within the CC&Rs for
enforcement of its provisions by the City of Ontario, if adequate maintenance of the development does not
occur, such as, but not limited to, provisions that would grant the City the right of access to correct
maintenance issues and assess the property owners association for all costs incurred.

213 Disclosure Statements.

(i) This tract is subject to noise from the Ontario International Airport and may
be more severely impacted in the future.

i . : : i : E sultural
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214 Environmental Review.

(a) The environmental impacts of this project were reviewed in conjunction with an
Addendum to The Ontario Plan Environmental Impact Report, certified by the Ontario City Council on
January 27, 2010, in conjunction with File No. PGPA06-001 (City Council Resolution No. 2010-006). This
application introduces no new significant environmental impacts. The City's "Guidelines for the
Implementation of the California Environmental Quality Act (CEQA)" provide for the use of a single
environmental assessment in situations where the impacts of subsequent projects are adequately
analyzed. This Application introduces no new significant environmental impacts. All previously adopted
mitigation measures are a condition of project approval, and are incorporated herein by this reference. All
previously adopted mitigation measures shall be a condition of project approval, as they are applicable, and
are incorporated herein by this reference.

(b) If human remains are found during project grading/excavation/construction
activities, the area shall not be disturbed until any required investigation is completed by the County Coroner
and Native American consultation has been completed (if deemed applicable).

(c) If any archeological or paleontological resources are found during project
grading/excavation/construction, the area shall not be disturbed until the significance of the resource is
determined. If determined to be significant, the resource shall be recovered by a qualified archeologist or
paleontologist consistent with current standards and guidelines, or other appropriate measures
implemented.

2.15 Indemnification. The applicant shall agree to defend, indemnify and hold harmless, the City
of Ontario or its agents, officers, and employees from any claim, action or proceeding against the City of
Ontario or its agents, officers or employees to attack, set aside, void or annul any approval of the City of
Ontario, whether by its City Council, Planning Commission or other authorized board or officer. The City of
Ontario shall promptly notify the applicant of any such claim, action or proceeding, and the City of Ontario
shall cooperate fully in the defense.

216  Additional Fees.

(a) Within 5 days following final application approval, the Notice of Determination
(NOD) filing fee shall be provided to the Planning Department. The fee shall be paid by check, made
payable to the "Clerk of the Board of Supervisors", which shall be forwarded to the San Bernardino County
Clerk of the Board of Supervisors, along with all applicable environmental forms/notices, pursuant to the
requirements of the California Environmental Quality Act (CEQA). Failure to provide said fee within the time
specified may result in a 180-day extension to the statute of limitations for the filing of a CEQA lawsuit.

(b) After the Project’'s entittement approval, and prior to issuance of final building
permits, the Planning Department’s Plan Check and Inspection fees shall be paid at the rate established
by resolution of the City Council.

217 Tribal Consultation Conditions.

(a) The project developer shall retain a Native American Monitor of Gabrielefio
Ancestry (the “Tribe” or the “Consulting Tribe” that was consulted on this project pursuant to Assembly Bill
A52 - SB18) to conduct a Native American Indian Sensitivity Training for construction personnel prior to
commencement of any excavation activities. The training session shall include a handout and focus on how
to identify Native American resources encountered during earthmoving activities and the procedures
followed if resources are discovered, the duties of the Native American Monitor of Gabrielefio Ancestry and
the general steps the Monitor would follow in conducting a salvage investigation.
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(b) The project developer shall retain a Native American Monitor of Gabrielefio
Ancestry (the “Tribe” or the “Consulting Tribe” that was consulted on this project pursuant to Assembly Bill
A52 - SB18) to be on-site during all project-related, ground-disturbing construction activities (e.g., pavement
removal, auguring, boring, grading, excavation, potholing, trenching, and grubbing) of previously
undisturbed native soils to a maximum depth of 30 feet below ground surface. A copy of the executed
contract shall be submitted to the City of Ontario Planning Department prior to the issuance of any grading
permit (any ground-disturbing activity). At their discretion, a Native American Monitor of Gabrielefio
Ancestry can be present during the removal of dairy manure to native soil, but not at the developers’
expense.

(c) A qualified archaeologist and a Native American Monitor of Gabrielefio Ancestry
(the “Tribe” or the “Consulting Tribe” that was consulted on this project pursuant to Assembly Bill A52 -
SB18) shall evaluate all archaeological resources unearthed by project construction activities. If the
resources are Native American in origin, the Tribe shall coordinate with the developer regarding treatment
and curation of these resources. Typically, the Tribe will request reburial or preservation for educational
purposes. If archeological features are discovered, the archeologist shall report such findings to the Ontario
Planning Director. If the archeological resources are found to be significant, the archeologist shall determine
the appropriate actions, in cooperation with the City that shall be taken for exploration and/or salvage in
compliance with CEQA Guidelines Section 15064 .5(f).

(d) Prior to the start of ground disturbing activities, the developer shall arrange a
designated site location within the footprint of the project for the respectful reburial of Tribal human remains
and/or ceremonial objects. All human skeletal material discoveries shall be reported immediately to the
County Coroner. The Native American Monitor shall immediately divert work a minimum of 50 feet from the
discovery site and place an exclusion zone around the burial. The Native American Monitor shall notify the
construction manager who shall contact the San Bernardino County Coroner. All construction activity shall
be diverted while the San Bernardino County Coroner determines if the remains are Native American. The
discovery shall be confidential and secure to prevent further disturbance. If Native American, the San
Bernardino County Coroner shall notify the Native American Heritage Commission (NAHC) as mandated
by state law who will then appoint a Most Likely Descendent. In the case where discovered human remains
cannot be documented and recovered on the same day, the remains shall be covered with muslin cloth and
a steel plate that can be moved by heavy equipment placed over the excavation opening to protect the
remains. If this type of steel plate is not available, a 24-hour guard shall be posted outside working hours.
The Tribe shall make every effort to recommend diverting the project and keep the remains in situ and
protected. If the project cannot be diverted, it may be determined that burials will be removed. If data
recovery is approved by the Tribe, documentation shall be taken, which includes at a minimum detailed
descriptive notes and sketches. Additional types of documentation shall be approved by the Tribe for data
recovery purposes. Cremations will either be removed in bulk or means necessary to ensure complete
recovery of all material. If the discovery of human remains includes four (4) or more burials, the location is
considered a cemetery and a separate treatment plan shall be created. The project developer shall consult
with the Tribe regarding avoidance of all cemetery sites. Once complete, a final report of all activities shall
be submitted to the NAHC.

(e) There shall be no Scientific study or the utilization of any invasive diagnostics on
any Native American human remains.

(f) If the San Bernardino County Coroner determines the remains represent a historic
non-Native American burial, the burial shall be treated in the same manner of respect with agreement of
the San Bernardino County Coroner. Reburial will be in an appropriate setting. If the San Bernardino County
Coroner determines the remains to be modern, the San Bernardino County Coroner shall take custody of
the remains.

(9) Each occurrence of human remains and associated funerary objects shall be

stored using opaque cloth bags. All human remains, funerary objects, sacred objects and objects of cultural
patrimony shall be removed to a secure container on site if possible. These items shall be retained and
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reburied within six months of recovery. The site of reburial/repatriation shall be on the project site, but at a
location agreed upon between the Tribe and the developer and protected in perpetuity. There shall be no
publicity regarding any cultural materials recovered.

2.18 Additional Requirements.

(a) Additional horizontal building articulation shall be provided on the east and north
elevations of Building 3, the east elevation of Buildings 4 and 5, and the west elevation of Building 6.

(b) All applicable conditions of approval of Development Agreement (File No. PDA18-
006) shall apply.

(c) All applicable conditions of approval of the Edenglen Specific Plan shall apply.

(d) Within 5 days following final application approval, the Notice of Determination
(NOD) filing fee shall be provided to the Planning Department. The fee shall be paid by check, made
payable to the "Clerk of the Board of Supervisors", which shall be forwarded to the San Bernardino County
Clerk of the Board of Supervisors, along with all applicable environmental forms/notices, pursuant to the
requirements of the California Environmental Quality Act (CEQA). Failure to provide said fee within the time
specified may result in a 180-day extension to the statute of limitations for the filing of a CEQA lawsuit.

(e) The Ontario Climate Action Plan (CAP) requires new development to be 25% more
efficient. The applicant has elected to utilize the Screening Tables provided in the CAP instead of preparing
separate emissions calculations. By electing to utilize the Screening Tables the applicant shall be required
to garner a minimum of 100 points to be consistent with the reduction quantities outlined in the CAP. The
applicant shall identify on the construction drawings the items identified in the Screening Tables.

(f) Tractor trailer (Semi-trailer) trucks shall enter and exit the site from the designated
truck route on Hamner Avenue. Tractor trailer (Semi-trailer) trucks shall not travel westbound on Riverside
Drive; trucks shall travel eastbound toward Hamner Avenue when exiting the driveways located along
Riverside Drive. Tractor trailer (Semi-trailer) trucks entering the project site on Riverside Drive shall travel
westbound from Hamner Avenue, trucks shall not travel eastbound on Riverside Drive to access the project
site.

(9) The Development Plan shall not be final and conclusive until the General Plan
Amendment (File No. PGPA18-002), the Edenglen Specific Plan Amendment (File No. PSPA18-003) and
Development Agreement (File No. PDA18-006) are approved by the City Council.

(h) Building’s 3, 4, 5 and 6 were approved. Building 2, located on the northwest corner
of the project site within the proposed Business Park land use designation shall be redesigned and brought
back to the Planning Commission for review and approval at a future date. Building 2, shall complement
the future commercial development in terms of scale and design. The applicant shall demonstrate how
Building 2 can accommodate future potential commercial uses.

(i) The proposed tree palette along the western property line shall be designed to
incorporate a mixture of evergreen trees to provide year-round screening of the proposed buildings.

() Buildings 3, 4, 5 and 6 shall not use Riverside Drive to access/exit the Project site,

the site plan shall include a fence/gate or other mechanism to deter trucks from utilizing the Riverside Drive
access points.

ltem A-02 - 36 of 61



ClTY OF

ONTARIO

ENGINEERING DEPARTMENT
CONDITIONS OF APPROVAL

(Engineering Services Division [Land Development Section and Environmental Section], Traffic & Transportation Division, Ontario
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[l DEVELOPMENT X] PARCEL MAP [] TRACT MAP
PLAN
[] OTHER [[] FOR CONDOMINIUM PURPOSES

PROJECT FILE NO. PM-20027

RELATED FILE NO(S). PMTT18-009, PDEV18-031, PSPA18-003,
PGPA18-002

XIORIGINAL [ ] REVISED: / /

CITY PROJECT ENGINEER & PHONE NO: Michael Bhatanawin, P.E. (909) 395-2130
CITY PROJECT PLANNER & PHONE NO: Lorena Mejia (909) 395-2276

DAB MEETING DATE: August 17, 2020

PROJECT NAME / DESCRIPTION: PM-20027, a Tentative Parcel Map to

subdivide 47.36 acres of land into six (6)
parcels located at the southwest corner
of Riverside Dr and Hamner Ave within
the Commercial/Business Park Flex
Zone/Business Park land use district of
the Edenglen Specific Plan

LOCATION: Southwest corner of Riverside Dr and
Hamner Ave

APPLICANT: Ontario CC, LLC

REVIEWED BY: e
e 8-12-10
Bryan Lirley, P.E. ™% Date
P(inciﬁaL_Engineer
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THIS PROJECT SHALL COMPLY WITH THE REQUIREMENTS SET FORTH IN THE GENERAL STANDARD
CONDITIONS OF APPROVAL ADOPTED BY THE CITY COUNCIL (RESOLUTION NO. 2017-027) AND THE
PROJECT SPECIFIC CONDITIONS OF APPROVAL SPECIFIED IN HEREIN. ONLY APPLICABLE CONDITIONS OF
APPROVAL ARE CHECKED. THE APPLICANT SHALL BE RESPONSIBLE FOR THE COMPLETION OF ALL
APPLICABLE CONDITIONS OF APPROVAL PRIOR TO PARCEL MAP APPROVAL, ISSUANCE OF PERMITS
AND/OR OCCUPANCY CLEARANCE, AS SPECIFIED IN THIS REPORT.

1. PRIOR TO PARCEL MAP APPROVAL, APPLICANT SHALL: Check When

Complete
g 1.01 Dedicate to the City of Ontario, the right-of-way in fee simple, described below: D

1. Riverside Drive to the ultimate right-of-way width of 54’ along the project frontage from
westerly project frontage to proposed signalized driveway
2. Riverside Drive to the ultimate right-of-way width of 54-59’ varies along the project
frontage from the proposed signalized driveway to Hamner Avenue
3. An additional 23’ from the ultimate right-of-way along the south side of Riverside Drive
from the westerly project frontage to proposed signalized driveway for a 35’
neighborhood edge
4. An additional 18’ from the ultimate right-of-way along the south side of Riverside Drive
from the proposed signalized driveway to Hamner Avenue for a 35’ neighborhood edge
5. An additional 35’ from the ultimate right-of-way along the west side of Hamner Avenue
for a 50’ neighborhood edge
6. Property line corner ‘cut-backs’ required at all proposed signalized intersections to
install required traffic signals:
a. Hamner Avenue and Riverside Drive
b. Hamner Avenue and proposed signalized driveway
c. Proposed signalized driveway and Riverside Drive

] 1.02 Dedicate to the City of Ontario, the following easement(s): D

1. 5’ wide easement for sidewalk purposes around the existing City pressure reducing
station and the Chino Basin Desalter Authority (CDA) desalination station along
Riverside Drive

2. 5 wide easement for sidewalk purposes around the proposed Omnitrans bus stop
along Hamner Avenue

1.03  Restrict vehicular access to the site as follows:

]

O
O

1.04 Vacate the following street(s) and/or easement(s):

X

1. All interfering on-site easements shall be quitclaimed, vacated, and/or submit non-
interference letter from affected owner/utility company.

|Z 1.05 Submit a copy of a recorded private reciprocal use agreement or easement. The agreement or D
easement shall ensure, at a minimum, common ingress and egress and joint maintenance of all
common access areas and drive aisles.

] 1.06 Provide (original document) Covenants, Conditions and Restrictions (CC&Rs) as applicable to |___|
the project and as approved by the City Attorney and the Engineering and Planning
Departments, ready for recordation with the County of San Bernardino. The CC&Rs shall
provide for, but not be limited to, common ingress and egress, joint maintenance responsibility
for all common access improvements, common facilities, parking areas, utilities, median and
landscaping improvements and drive approaches, in addition to maintenance requirements
established in the Water Quality Management Plan (WQMP), as applicable to the project. The
CC&Rs shall also address the maintenance and repair responsibility for public
improvements/utilities (sewer, water, storm drain, recycled water, etc.) located within open
space/easements. In the event of any maintenance or repair of these facilities, the City shall
only restore disturbed areas to current City Standards.

Last Revised 8/12/2020 Page 2 of 15
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X

1.07

1.08

1.09

1.12

1.13

1.14

2

For all development occurring south of the Pomona Freeway (60-Freeway) and within the D

specified boundary limits (per Boundary Map found at htip:/iceplumecieanup.com/), the
property developer/owner is made aware of the South Archibald Trichloroethylene (TCE) Plume
“Disclosure Letter”. Property owner may wish to provide this Letter as part of the Real Estate
Transfer Disclosure requirements under California Civil Code Section 1102 et seq. This may
include notifications in the Covenants, Conditions and Restrictions (CC&Rs) or other
documents related to property transfer and disclosures. Additional information on the plume is
available from the Santa Ana Regional Water Quality Control Board at
http://geotracker.waterboards.ca.gov/profile_report?global_id=T10000004658.

File an application for Reapportionment of Assessment, together with payment of a reapportionment

processing fee, for each existing assessment district listed below. Contact the Financial Services
Department at (909) 395-2124 regarding this requirement.

(1)
)

Prepare a fully executed Subdivision Agreement (on City approved format and forms) with
accompanying security as required, or complete all public improvements.

Provide a monument bond (i.e. cash deposit) in an amount calculated by the City’s approved
cost estimate spreadsheet (available for download on the City’s website: www.ci.ontario.ca.us)
or as specified in writing by the applicant’s Registered Engineer or Licensed Land Surveyor of
Record and approved by the City Engineer, whichever is greater.

Provide a preliminary title report current to within 30 days.

File an application, together with an initial deposit (if required), to establish a Community
Facilities District (CFD) pursuant to the Mello-Roos Community Facilities District Act of 1982.
The application and fee shall be submitted a minimum of three (3) months prior to final
subdivision map approval, and the CFD shall be established prior to final subdivision map
approval or issuance of building permits, whichever occurs first. The CFD shall be established
upon the subject property to provide funding for various City services. An annual special tax
shall be levied upon each parcel or lot in an amount to be determined. The special tax will be
collected along with annual property taxes. The City shall be the sole lead agency in the
formation of any CFD. Contact Financial Services at (909) 395-2353 to initiate the CFD
application process.

New Model Colony (NMC) Developments:

{71 1) Provide evidence of final cancellation of Williamson Act contracts associated with this tract, prior
to approval of any final subdivision map. Cancellation of contracts shall have been approved by the City
Council.

[J 2) Provide evidence of sufficient storm water capacity availability equivalents (Certificate of Storm
Water Treatment Equivalents).

X 3) Provide evidence of sufficient water availability equivalents (Certificate of Net MDD
Availability).

Other conditions:

A. Obtain all off-site rights-of-way/easements necessary to construct the required public
improvements identified within Section 2 of these Conditions of Approval.

B. Provide private easements for utilities, cross lot drainage, blanket emergency access
and reciprocal access across all parcels in favor of all parcels (as needed).

Last Revised 8/12/2020 Page 3 of 15
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2

2. PRIOR TO ISSUANCE OF ANY PERMITS, APPLICANT SHALL:

A. GENERAL
( Permits includes Grading, Building, Demolition and Encroachment )

X

00O X

L

L

X

2.01

2.02
2.03

2.04

2.05

2.06

2.07

2,08

2.09

Record Parcel Map No. 20027 pursuant to the Subdivision Map Act and in accordance with the
City of Ontario Municipal Code.

Submit a duplicate photo mylar of the recorded map to the City Engineer’s office.

Note that the subject parcel is a recognized parcel in the City of Ontario
per .
Note that the subject parcel is an ‘unrecognized’ parcel in the City of Ontario and shall require a
Certificate of Compliance to be processed unless a deed is provided confirming the existence of the
parcel prior to the date of .

Apply for a: [] Certificate of Compliance with a Record of Survey; [] Lot Line Adjustment

[] Make a Dedication of Easement.

Provide (original document) Covenants, Conditions and Restrictions (CC&R’s), as applicable to the
project, and as approved by the City Attorney and the Engineering and Planning Departments, ready
for recordation with the County of San Bemardino. The CC&R'’s shall provide for, but not be limited to,
common ingress and egress, joint maintenance of all common access improvements, common
facilities, parking areas, utilities and drive approaches in addition to maintenance requirements
established in the Water Quality Management Plan ( WQMP), as applicable to the project.

For all development occurring south of the Pomona Freeway (60-Freeway) and within the specified
boundary limits (per Boundary Map found at hifp:/iceplumecleanup.com/), the property
developer/owner is made aware of the South Archibald Trichloroethylene (TCE) Plume “Disclosure
Letter”. Property owner may wish to provide this Letter as part of the Real Estate Transfer Disclosure
requirements under California Civil Code Section 1102 et seq. This may include notifications in the
Covenants, Conditions and Restrictions (CC&Rs) or other documents related to property transfer and
disclosures. Additional information on the plume is available from the Santa Ana Regional Water
Quality Control Board at http:/geotracker.waterboards.ca.gov/profile_report?global_id=T10000004658.

Submit a soils/geology report.

Other Agency Permit/Approval: Submit a copy of the approved permit and/or other form of
approval of the project from the following agency or agencies:

I:I State of California Department of Transportation (Caltrans)

[:I San Bernardino County Road Department (SBCRD)

D San Bernardino County Flood Control District (SBCFCD)

D Federal Emergency Management Agency (FEMA)

D Cucamonga Valley Water District (CVWD) for sewer/water service
|:| United States Army Corps of Engineers (USACE)

|:| Califomnia Department of Fish & Game

|:| Inland Empire Utilities Agency (IEUA)

& Other:

e Southern California Edison (SCE) — for any improvements encroaching into their
easements/property

+ Chino Basin Desalter Authority (CDA) — for any improvements encroaching into their
easements/property

« City of Eastvale ~ for any improvements encroaching into their right-of-way

Last Revised 8/12/2020 Page 4 of 15
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|:] 2.10  Dedicate to the City of Ontario the right-of-way described below: D
feet on

Property line corner ‘cut-back’ required at the intersection of

and
|:] 2.11  Dedicate to the City of Ontario the following easement(s): |:|
X| 212 New Model Colony (NMC) Developments: D

X 1) Submit a copy of the permit from the San Bernardino County Health Department to the
Engineering Department and the Ontario Municipal Utilities Company (OMUC) for the
destruction/abandonment of the on-site water well. The well shall be destroyed/abandoned in
accordance with the San Bernardino County Health Department guidelines.

X 2) Make a formal request to the City of Ontario Engineering Department for the proposed
temporary use of an existing agricultural water well for purposes other than agricuiture, such as
grading, dust control, etc. Upon approval, the Applicant shall enter into an agreement with the
City of Ontario and pay any applicable fees as set forth by said agreement.

X 3) Design proposed retaining walls to retain up to a maximum of three (3) feet of earth. In no
case shall a wall exceed an overall height of nine (9) feet (i.e. maximum 6-foot high wall on top
of a maximum 3-foot high retaining wall.

[___| 2.13  Submit a security deposit to the Engineering Depariment to guarantee construction of the public |:|
improvements required herein valued at % of the approved construction cost estimate. Security
deposit shall be in accordance with the City of Ontario Municipal Code. Security deposit will be eligible
for release, in accordance with City procedure, upon completion and acceptance of said public
improvements.

DX 214 The applicant/developer shall submit all necessary survey documents prepared by a Licensed |:|
Surveyor registered in the State of California detailing all existing survey monuments in and
around the project site. These documents are to be reviewed and approved by the City Survey
Office.

& 215 Pay all Development Impact Fees (DIF) to the Building Department. Storm Drain Development [:]
Impact Fee, approximately $1,701,615, shall be paid to the Building Department. Final fee shall
be determined based on the approved site plan.

|:| 2.16  Other conditions: ]

Last Revised 8/12/2020 Page 5of 15
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B. PUBLIC IMPROVEMENTS
(See attached Exhibit ‘A’ for plan check submittal requirements.)

L7

é‘n.-’\ %)

ltem A-02 -

] 217 Design and construct full public improvements in accordance with the City of Ontario Municipal
Code, current City standards and specifications, master plans and the adopted specific plan for
the area, if any. These public improvements shall include, but not be limited to, the following
{checked boxes):

. . : Hamner Chino Mill Creek
Improvement Riverside Drive Aveniie Avenue enie
New; 42-47 ft. New;65ft. | [ |New;_ f |[_|New;
varies from C/L from C/L (B) from C/L from C/L
(A) Replace ] Replace Replace
Curb and Gutter D Replace damaged damaged damaged
damaged Remove Remove Remove
Remove and replace and replace and replace
and replace
|:| Replacement |:| Replacement |___| D Replacement
Widen 32 [X] widen 41-54 | Replacement | [ \yiden
additional feet additional feet |:| Widen additional feet
AC Pavement along frontage, varies along additional feet along frontage,
including pavm’t | frontage, along frontage, | including pavm’t
Transitions (C) including pavm’t | including pavm’t | transitions
Transitions (D) transitions
|:| New New (E) D New |:| New
Pgﬁ::‘:::‘;:‘ [] Modify [] Modify [] Modify [] Modity
existing existing existing existing
Only)
New New I:l New I:l New
Drive Approach D Remove L__I Remove D Remove D Remove
and replace and replace and replace and replace
New New (F) |:| New D New
Sidewalk |:| Remove Remove D Remove I:_I Remove
and replace and replace and replace and replace
x New X New D New D New
AD‘I\Q Access | [ | Remove [] Remove [ ] Remove [] Remove
SIEy and replace and replace and replace and replace
<] Trees Trees (F) |___| Trees D Trees
Parkway (G) |Z| Landscaping Landscaping DLandscaping D Landscaping
(wlirrigation) (wlfirrigation) (F) (w/irrigation) (wiirrigation)
X New New (H) [ ] New [] New
) R:ised 3 [ ] Remove [ ] Remove [] Remove ] Remove |
i aps and replace and replace and replace and replace
Median ‘
. IZ New New |:| New / D New /
Fize: Hyelrant [} Relocation [] Relocation Upgrade Upgrade
[:l Relocation Relocation
Last Revised 8/12/2020 Page 6 of 15
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1A
o -"‘;G

2

i [ Main [ Main Main X Main
wer
(see ;e: 2.0) |:| Lateral D Lateral Xl Lateral D Lateral
o [ ] main Main Main [ ] main
er
(see Saec. 2.D) Service Service [] service [] service
Recycled Wat Main Main [X] main (1) [ ] Main
r
(izicsic_ z_aE‘; & Service |Zl Service Service I:' Service
Traffic Signal New e [ New [ ] New
Csyetem | XX Modity Modify [ Modify [ Modify
(see Sec. 2.F) existing existing existing existing
New New r_-l New D New
Traffic Signing | ] Modity Modify Ol modry | [ modity
and Striping isti istin i i
(see Sec. 2.F) existing SHstng existing existing
X New New ] New/ ] New/
Street Light [] Relocation [] relocation Upgrade Upgrade
(see Sec. 2.F) Relocation Relocation
FIRE R | N Nawe L] New ] New
usTu::Eouat oF | ] Modify [ Modify [ Modify [ ] Modify
(see Sec. 2.F) existing existing existing existing
Storm Drain I:I Main Main D Main Main
(see Sec. 2G) |:| Lateral Iz Lateral |Z| Lateral |:| Lateral
Fiber Optics Conduit/ X conduit/ [ ] conduit/ | [_] Conduit/
(see Sec. 2K) Appurtenances Appurtenances Appurtenances | Appurtenances
S |Z| Underground |:| Underground l___| |:| Underground
l},’glritiias Relocate |:| Relocate U"d:f Slf:aflg |:| Relocate
Removal of
Improvements
Other
Improvements

Specific notes for improvements listed in item no. 2.17, above:

A. 42 ft. from C/L (limits are from westerly project frontage to proposed signalized
driveway) and 42-47 ft. varies from C/L (limits are from proposed signalized driveway to
Hamner Ave)

B. Limits are from Riverside Dr. to Chino Ave.

C. A 14’ circulation lane, 5’ paved shoulder and a raised landscape median are required on
the north side. Please note, if the existing Riverside Dr pavement is not concurrent with
current pavement standards, it will be required to be removed and replaced to be

Last Revised 8/12/2020
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brought up to current standards.

D. A raised landscape median is required on the east side (City of Eastvale may require
additional improvements). Please note, if the existing Hamner Ave pavement is not
concurrent with current pavement standards, it will be required to be removed and
replaced to be brought up to current standards.

E. Required at the following proposed signalized intersections:

i. Hamner Avenue and Riverside Drive
il. Hamner Avenue and proposed signalized driveway

Parkway improvements along the frontage of the SCE substation at the NWC of Hamner

& Chino are not required.

Includes neighborhood edge.

These improvements are partially in the City of Ontario and City of Eastvale.

See COA 2.34C.

All master planned utilities shall be designed and installed to the ultimate condition.

m

“-z@

|:] 2.18 Construct a 2" asphalt concrete (AC) grind and overlay on the following street(s):

[

2.19  Reconstruction of the full pavement structural section, per City of Ontario Standard Drawing number
1011, may be required based on the existing pavement condition and final street design. Minimum
limits of reconstruction shall be along property frontage, from street centerline to curb/gutter.

L
O

2.20 Make arrangements with the Cucamonga Valley Water District (CVWD) to provide [] water service
[[] sewer service to the site. This property is within the area served by the CVWD and Applicant shall
provide documentation to the City verifying that all required CVWD fees have been paid.

[
O

2.21 Overhead utilities shall be under-grounded, in accordance with Title 7 of the City’s Municipal
Code (Ordinance No. 2804 and 2892).

2.22  Other conditions:

X

C. SEWER
223 A inch sewer main is available for connection by this project in
(Ref: Sewer plan bar code: )

2.24 Design and construct a sewer main extension. A sewer main is not available for direct
connection. The closest main is approximately 200 feet away.

O X O 0O
OO0 0O 0

2.25 Submit documentation that shows expected peak loading values for modeling the impact of the subject
project to the existing sewer system. The project site is within a deficient public sewer system area.
Applicant shall be responsible for all costs associated with the preparation of the model. Based on the
results of the analysis, Applicant may be required to mitigate the project impact to the deficient public
sewer system, including, but not limited to, upgrading of existing sewer main(s), construction of new
sewer main(s) or diversion of sewer discharge to another sewer.

g 2.26  Other conditions: D

A. Install a minimum 15-inch sewer main in Chino Avenue from westerly project limits
easterly in Chino Avenue to a point to construct a sewer lateral to serve the project site.

B. Install a minimum 15-inch sewer main in Mill Creek Avenue from Chino Avenue to
Eucalyptus Avenue.

C. Install improvements necessary to tie Chino Avenue sewer to flow directly into the Mill
Creek Avenue sewer without sewering through the Edenglen Sewer Lift Station.

D. The onsite sewer system north of the sewer lateral within Chino Avenue Right-Of-Way
shall be: Private and Privately Operated and Maintained.

D. WATER

] 2.27 A 12-inch water main is available for connection by this project in Riverside Dr. |:|
(Ref: Water plan bar code: W12297)
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wiA R,

<] 2.28 Design and construct a water main extension in Hamner Ave and Chino Ave as identified in
COA 2.29. A water main is not available for direct connection. The closest main is approximately
3,700 feet away.

<] 229 Other conditions: D

A. Install a Master Plan 12-inch 1010PZ Potable Water main in Hamner Ave between
Riverside Dr and Chino Ave.

B. Install a 12-inch 1010PZ Potable Water main in Chino Ave between Hamner Ave and
westerly project boundary.

C. Relocate portions or all of the City of Ontario pressure reducing station on Riverside
Drive as needed to accommodate required street improvements. Redundant or
replacement facilities may need to be constructed in order to keep the facility
operational during relocation. Any and/or all the improvements, shall be designed,
constructed, and completed to the satisfaction of the City Engineer.

D. Relocate portions or all of the Chino Basin Desalter Authority desalination station on
Riverside Drive as needed to accommodate required street improvements. Redundant
or replacement facilities may need to be constructed in order to keep the facility
operational during relocation, if required by the Chino Basin Desalter Authority. Any
and/or all the improvements, shall be designed, constructed, and completed to the
satisfaction of the City Engineer and Chino Basin Desalter Authority.

E. RECYCLED WATER

D 230 A inch recycled water main is available for connection by this project in
(Ref: Recycled Water plan bar code: )

[

] 2.31 Design and construct an on-site recycled water system for this project. A recycled water main |:|
does exist in the vicinity of this project.

|:| 2.32 Design and construct an on-site recycled water ready system for this project. A recycled water main |:|
does not currently exist in the vicinity of this project, but is planned for the near future. If Applicant
would like to connect to this recycled water main when it becomes available, the cost for the connection
shall be bome solely by the Applicant.

|z 233 Submit two (2) hard copies and one (1) electronic copy, in PDF format, of the Engineering E]
Report (ER), for the use of recycled water, to the OMUC for review and subsequent submittal to
the California Department of Public Health (CDPH) for final approval.

Note: The OMUC and the CDPH review and approval process will be approximately three (3)
months. Contact the Ontario Municipal Utilities Company at (909) 395-2647 regarding this
requirement.

|Z| 2.34 Other conditions: |:|

A. Install a Master Plan 8-inch 1050PZ Recycled Water main in Riverside Drive between
westerly Project limit and Hamner Avenue.

B. Install a Master Plan 8-inch 1050PZ Recycled Water main in Hamner Ave between
Riverside Drive and Chino Avenue.

C. Install a Master Plan 8-inch 1050PZ Recycled Water main in Chino Ave between Hamner
Avenue and Edenglen Avenue with stubs north to connect to existing RW in Edenglen
Avenue north of Chino Ave.

F. TRAFFIC / TRANSPORTATION

D 2.35 Submit a focused traffic impact study, prepared and signed by a Traffic/Civil Engineer registered in the |:]
State of California. The study shall address, but not be limited to, the following issues as required by
the City Engineer:
1. On-site and off-site circulation
2. Traffic level of service (LOS) at ‘build-out’ and future years
3. Impact at specific intersections as selected by the City Engineer
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& 2.36 New traffic signal installations shall be added to Southern California Edison (SCE) customer |:]
account number # 2-20-044-3877.

|E 2.37 Other conditions: |'_‘]

A. Itis to be noted that the Riverside Drive street section from the proposed signalized
driveway to Hamner Avenue is an enhanced intersection. Please coordinate with City
Traffic & Transportation Division on applicable requirements.

B. Coordinate with Orbis Development at the northwest corner of Riverside Drive and
Milliken Avenue to confirm that the striping and median alignment is consistent along
Hamner Avenue through the intersection of Riverside Drive.

C. Design and construct the traffic signals at the signalized driveways on Riverside Drive
and Hamner Avenue. The new traffic signals shall include, video detection,
interconnect cable and conduit, emergency vehicle preemption systems and bicycle
detection to the satisfaction of the City Engineer. All new signal equipment shall be
installed at its ultimate location, unless precluded by right-of-way limitations.

D. Coordinate with Orbis Development at the northwest corner of Riverside Drive and
Milliken Avenue to confirm that the proposed signalized driveway along Riverside Drive
is correctly aligned with the development on the north side.

E. Design and construct modifications to the existing traffic signal system at Riverside
Drive and Hamner Avenue. The traffic signal modification shall address the relocation
of any equipment including video detection, CCTV, interconnect cable and conduit,
battery back-up, emergency vehicle preemption systems, and bicycle detection to the
satisfaction of the City Engineer. All new signal equipment shall be installed at its
ultimate location, unless precluded by right-of-way limitations

F. Design and construct a raised median on Riverside Drive and Hamner Ave along the
project frontage.

G. All project driveways, with exception of the two signalized driveways, shall be limited to
right-in/right-out access only. Design and construct signing and striping improvements
to render said restriction enforceable.

H. Design and construct a bus turnout on Hamner Avenue south of the signalized project
driveway, in accordance with Omnitrans guidelines, and to the satisfaction of the City
Engineer. Sufficient right-of-way shall be dedicated to the City.

. Modify signing and striping on Riverside Drive and Hamner Avenue beyond project
limits to accommodate frontage widening improvements

J. Riverside Drive shall be signed “No Parking Anytime”. Hamner Avenue shall be signed
“No Stopping Anytime”.

K. Design and construct in-fill public street lights along project frontages of Riverside
Drive and Hamner Avenue in accordance with City of Ontario Standards and the Traffic
and Transportation Design Guidelines, Section 1.4.

Engineer-of-record shail meet with City Engineering staff prior to starting
signing/striping, street lighting, and signal design.

M. The curb return radius at southwest corner of Riverside Drive and Hamner Avenue shall
be 50 feet.

G. DRAINAGE / HYDROLOGY

|:| 238 A inch storm drain main is available to accept flows from this project in : E]
(Ref: Storm Drain plan bar code: )

|Z| 2.39 Submit a hydrology study and drainage analysis, prepared and signed by a Civil Engineer |:|
registered in the State of California. The study shall be prepared in accordance with the San
Bernardino County Hydrology Manual and City of Ontario standards and guidelines. Additional
drainage facilities, including, but not limited to, improvements beyond the project frontage, may
be required to be designed and constructed, by Applicant, as a result of the findings of this
study.

|:| 240 An adequate drainage facility to accept additional runoff from the site does not currently exist |:]
downstream of the project. Design and construct a storm water detention facility on the project site.

100 year post-development peak flow shall be attenuated such that it does not exceed 80% of pre-
development peak flows, in accordance with the approved hydrology study and improvement plans.
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|:| 2.41 Submit a copy of a recorded private drainage easement or drainage acceptance agreement to the D
Engineering Department for the acceptance of any increase to volume and/or concentration of historical
drainage flows onto adjacent property, prior to approval of the grading plan for the project.

[:| 242 Comply with the City of Ontario Flood Damage Prevention Ordinance (Ordinance No. 2409). The |:|
project site or a portion of the project site is within the Special Flood Hazard Area (SFHA) as indicated
on the Flood Insurance Rate Map (FIRM) and is subject to flooding during a 100 year frequency storm.
The site plan shall be subject to the provisions of the National Flood Insurance Program.

[X] 243 Other conditions: M

A. Design and construct a 36” storm drain line on Hamner Ave from Riverside Dr to Chino
Ave consistent with the Master Plan of Drainage.

B. The project site’s runoff shall enter a lateral and connect to the existing 72” storm drain
line on Chino Ave.

C. Design and construct a 72”-84” varies storm drain line on Mill Creek Ave from Chino
Ave to Ontario Ranch Rd consistent with the Master Plan of Drainage.

D. Design and construct a 108” storm drain line on Mill Creek Ave from Ontario Ranch Rd
to connect to existing 108” storm drain line approximately 500’ n/o Eucalyptus Ave
consistent with the Master Plan of Drainage.

H. STORM WATER QUALITY / NATIONAL POLLUTANT DISCHARGE AND ELIMINATION SYSTEM
(NPDES)

D 2.44 401 Water Quality Certification/404 Permit — Submit a copy of any applicable 401 Certification or 404
Permit for the subject project to the City project engineer. Development that will affect any body of D
surface water (i.e. lake, creek, open drainage channel, etc.) may require a 401 Water Quality
Certification from the Califomia Regional Water Quality Control Board, Santa Ana Region (RWQCB)
and a 404 Permit from the United States Army Corps of Engineers (USACE). The groups of water
bodies classified in these requirements are perennial (flow year round) and ephemeral (flow during rain
conditions, only) and include, but are not limited to, direct connections into San Bernardino County
Flood Control District (SBCFCD) channels.

If a 401 Certification and/or a 404 Permit are not required, a letter confirming this from Applicant’s
engineer shall be submitted.
Contact information: USACE (Los Angeles District) (213) 452-3414; RWQCB (951) 782-4130.

|z 245 Submit a Water Quality Management Plan (WQMP). This plan shall be approved by the |:|
Engineering Department prior to approval of any grading plan. The WQMP shall be submitted,
utilizing the current San Bernardino County Stormwater Program template, available at:
http://www.sbcounty.gov/dpw/land/npdes.asp.

|:] 2.46 Design and construct a Connector Pipe Trash Screen or equivalent Trash Treatment Control Device, |"_"|
per catch basin located within or accepting flows tributary of a Priority Land Use (PLU) area that meets
the Full Capture System definition and specifications, and is on the Certified List of the State Water
Resources Control Board. The device shall be adequately sized per catch basin and include a deflector
screen with vector control access for abatement application, vertical support bars, and removable
component to facilitate maintenance and cleaning.

[[] 247 Other conditions: ]

J. SPECIAL DISTRICTS

] 248 File an application, together with an initial payment deposit (if required), to establish a |:|

Community Facilities District (CFD) pursuant to the Mello-Roos Community facilities District Act
of 1982. The application and fee shall be submitted a minimum four (4) months prior to final
subdivision map approval, and the CFD shall be established prior to final subdivision map
approval or issuance of building permits, whichever occurs first. The CFD shall be established
upon the subject property to provide funding for various City services. An annual special tax
shall be levied upon each parcel or lot in an amount to be determined. The special tax will be
collected along with annual property taxes. The City shall be the sole lead agency in the
formation of any CFD. Contact the Financial Services Department at (909) 395-2353 to initiate
the CFD application process.
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|:] 2.49  Other conditions: |:|

K. FIBER OPTIC

& 2.50 Design and construct fiber optic system to provide access to the City’s conduit and fiber optic |:|
system per the City’s Fiber Optic Master Plan. Building entrance conduits shall start from the
closest OntarioNet hand hole constructed along the project frontage in the ROW and shall
terminate in the main telecommunications room for each building. Conduit infrastructure shall
interconnect with the primary and/or secondary backbone fiber optic conduit system at the
nearest OntarioNet hand hole. Limits of work are generally on Riverside Dr from the westerly
project frontage to Hamner Ave and Hamner Ave from Riverside Dr to Chino Ave.

] 2.51 Refer to the City’s Fiber Optic Master Plan for design and layout guidelines. Contact the |:|
Broadband Operations Department at (909) 395-2000, regarding this requirement.

L. Solid Waste

X|] 2.52 Onsite solid waste shall be designed in accordance with the City’s Solid Waste Manual location D
at:

http://www.ontarioca.gov/imunicipal-utilities-company/solid-waste

<] 253 Other conditions: ]

A. Prior to approval of the any building permits, a Final Solid Waste Handling Plan Sheet
and shall be submitted accompanying the Precise Grading Plan Submittal to the
City/lOMUC for review and approval. See Solid Waste Handling Plan (SWHP)
Requirements document for details.

1. Organics Separation and Collection: This site shall comply with the Requirements
of State Assembly Bill AB1826, which requires organic waste to be diverted and
collected separately from recycling and other refuse wastes.

2. At minimum this site requires a trash enclosure sized to store three 4-cubic-yard
bins (one for refuse, one for recycling, and one for organics) for each potential
office area of each building.

B. The applicant shall submit a Final Integrated Waste Management Report for review and
approval with the Precise Grading Plan. This report shall address the management of
all integrated waste (Refuse, Recycling, Organics, etc.). The IWMR shall demonstrate
compliance with the “Integrated Waste Management Report Requirements” document.

3 PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY, APPLICANT SHALL:

%] 3.01 Set new monuments in place of any monuments that have been damaged or destroyed as a
result of construction of the subject project. Monuments shall be set in accordance with City
of Ontario standards and to the satisfaction of the City Engineer.

g 3.02 Complete all requirements for recycled water usage. |:|
1) Procure from the OMUC a copy of the letter of confirmation from the California
Department of Public Health (CDPH) that the Engineering Report (ER) has been reviewed and
the subject site is approved for the use of recycled water.
2) Obtain clearance from the OMUC confirming completion of recycled water
improvements and passing of shutdown tests and cross connection inspection, upon
availability/usage of recycled water.

3) Complete education training of on-site personnel in the use of recycled water, in
accordance with the ER, upon availability/usage of recycled water.
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X

X

X
X

3.03

4.01

4.02

4.03

The applicant/developer shall submit all final survey documents prepared by a Licensed
Surveyor registered in the State of California detailing all survey monuments that have been
preserved, revised, adjusted or set along with any maps, corner records or Records of Survey
needed to comply with these Conditions of Approvals and the latest edition of the California
Professional Land Survey Act. These documents are to be reviewed and approved by the City
Survey Office.

NMC Projects: For developments located at an intersection of any two collector or arterial D
streets, the applicant/developer shall set a monument if one does not already exist at that
intersection. Contact the City Survey office for information on reference benchmarks,

acceptable methodology and required submittals.

Confirm payment of all Development Impact Fees (DIF) to the Building Department. |:|

Submit electronic copies (PDF and Auto CAD format) of all approved improvement plans, studie |:|
and reports (i.e. hydrology, traffic, WQMP, etc.).

4. PRIOR TO FINAL ACCEPTANCE, APPLICANT SHALL:

Complete all Conditions of Approval listed under Sections 1-3 above. D

Pay all outstanding fees pursuant to the City of Ontario Municipal Code, including but not D
limited to, plan check fees, inspection fees and Development Impact Fees.

The applicant/developer shall submit a written request for the City’s final acceptance of the |:|
project addressed to the City Project Engineer. The request shall state that all Conditions of
Approval have been completed and shall be signed by the applicant/developer. Upon receipt

of the request, review of the request shall be a minimum of 10 business days. Conditions of
Approval that are deemed incomplete by the City will cause delays in the acceptance process.
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EXHIBIT ‘A’

ENGINEERING DEPARTMENT
First Plan Check Submittal Checklist

Project Number: PMTT18-009, PDEV18-031, and/or Parcel Map No. 20027

The following items are required to be included with the first plan check submittal:

1. [ A copy of this check list

2. X Payment of fee for Plan Checking

3. One (1) copy of Engineering Cost Estimate (on City form) with engineer’s wet signature and stamp.

4. One (1) copy of project Conditions of Approval

5. D Two (2) sets of Potable and Recycled Water demand calculations (include water demand calculations
showing low, average and peak water demand in GPM for the proposed development and proposed water
meter size).

6. Three (3) sets of Public Street improvement plan with street cross-sections

7. [ Three (3) sets of Private Street improvement plan with street cross-sections

8. [X Four (4) sets of Public Water improvement plan (include water demand calculations showing low,
average and peak water demand in GPM for the proposed development and proposed water meter size)

9. [X Four (4) sets of Recycled Water improvement plan (include recycled water demand calculations showing
low, average and peak water demand in GPM for the proposed development and proposed water meter size
and an exhibit showing the limits of areas being irrigated by each recycled water meter)

10. X Four (4) sets of Public Sewer improvement plan

11. Five (5) sets of Public Storm Drain improvement plan

12. X Three (3) sets of Public Street Light improvement plan

13. Three (3) sets of Signing and Striping improvement plan

14. [ Three (3) sets of Fiber Optic plan (include Auto CAD electronic submittal)

15. Three (3) sets of Dry Utility plans within public right-of-way (at a minimum the plans must show existing
and ultimate right-of-way, curb and gutter, proposed utility location including centerline dimensions, wall to
wall clearances between proposed utility and adjacent public line, street work repaired per Standard
Drawing No. 1306. Include Auto CAD electronic submittal)

16. Three (3) sets of Traffic Signal improvement plan and One (1) copy of Traffic Signal Specifications with
modified Special Provisions. Please contact the Traffic Division at (909) 395-2154 to obtain Traffic Signal
Specifications.

17. XI Two (2) copies of Water Quality Management Plan (WQMP), including one (1) copy of the approved
Preliminary WQMP (PWQMP).

18. [XI One (1) copy of Hydrology/Drainage study
19. One (1) copy of Soils/Geology report

20. X Payment for Final Map/Parcel Map processing fee
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Da

21.
22,
23.
24.

25.

26.

27.

TA
Ol

Three (3) copies of Final Map/Parcel Map

XI One (1) copy of approved Tentative Map

One (1) copy of Preliminary Title Report (current within 30 days)
X One (1) copy of Traverse Closure Calculations

One (1) set of supporting documents and maps (legible copies): referenced improvement plans (full
size), referenced record final maps/parcel maps (full size, 18”x26”), Assessor’s Parcel map (full size,
11”x17”), recorded documents such as deeds, lot line adjustments, easements, etc.

X Two (2) copies of Engineering Report and an electronic file (include PDF format electronic submittal) for
recycled water use

One (1) copy of Final Utilities Systems Map that shows all existing and proposed Utilities (Potable Water,
Recycled Water, Sewer, Storm Drain, and other utilities) including each of the City’s public utilities’ points of
connection to the existing systems.

28. Two (2) copies of Conceptual Design Report (CDR) for covering the extent of each utility corridor for all
public improvements required for the project.

29. [0 Other:
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CITY OF ONTARIO
MEMORANDUM

TO: Lorena Mejia, Senior Planner
Planning Department

FROM: Paul Ehrman, Deputy Fire Chief/Fire Marshal
Fire Department

DATE: December 18, 2019

SUBJECT: PDEV18-031 — A Development Plan to construct 6 industrial buildings
totaling 1,040,727 square feet on 46.64 acres of land located at the
southwest corner of Riverside Drive and Hamner Avenue, within the
Commercial/Business Park Flex Zone/Business Park land use district of
the Edenglen Specific Plan (APNs: 0218-171-27 and 0218-171-21). Related
Files: PMTT18-009 (PM 20027), PSPA18-003 and PGPA18-002.

XI The plan does adequately address Fire Department requirements at this time.

XI Standard Conditions of Approval apply. See previous report dated 18-09-27.
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CITY OF ONTARIO
MEMORANDUM

TO: Lorena Mejia, Senior Planner
Planning Department

FROM: Paul Ehrman, Deputy Fire Chief/Fire Marshal
Fire Department

DATE: September 27, 2018

SUBJECT: PDEV18-031- A Development Plan to construct 6 industrial buildings
totaling1,040,727 square feet on 46.64 acres of land located at the southwest
corner of Riverside Drive and Hamner Avenue, within the
Commercial/Business Park Flex Zone/ Business Park land use district of
the Edenglen Specific Plan (APN(s): 0218-171-27 and 21). Related File(s):
PSPA18-003 and PGPA18-002

XI The plan does adequately address Fire Department requirements at this time.

XI Standard Conditions of Approval apply, as stated below.

SITE AND BUILDING FEATURES:

A. 2016 CBC Type of Construction: Not Listed

B. Type of Roof Materials: Panelized

C. Ground Floor Area(s): Varies

D. Number of Stories: 1 with Mezzanine

E. Total Square Footage: Varies 67,000 to 256,00 Sq. Ft

F. 2016 CBC Occupancy Classification(s): S, M
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CONDITIONS OF APPROVAL:

1.0 GENERAL

X1 1.1 The following are the Ontario Fire Department (“Fire Department’) requirements for this
development project, based on the current edition of the California Fire Code (CFC), and the
current versions of the Fire Prevention Standards (“Standards.”) It is recommended that the
applicant or developer transmit a copy of these requirements to the on-site contractor(s) and
that all questions or concerns be directed to the Bureau of Fire Prevention, at (909) 395-2029.
For copies of Ontario Fire Department Standards please access the City of Ontario web site at
www.ontarioca.gov, click on “Fire Department” and then on “Standards and Forms.”

X 1.2 These Fire Department conditions of approval are to be included on any and all construction
drawings.

2.0 FIRE DEPARTMENT ACCESS

X 2.1 Fire Department vehicle access roadways shall be provided to within 150 ft. of all portions of
the exterior walls of the first story of any building, unless specifically approved. Roadways
shall be paved with an all-weather surface and shall be a minimum of twenty-four (24) ft. wide.
See Standard #B-004.

X 2.2 In order to allow for adequate turning radius for emergency fire apparatus, all turns shall be
designed to meet the minimum twenty five feet (25°) inside and forty-five feet (45°) outside
turning radius per Standard #B-005.

X 2.3 Fire Department access roadways that exceed one hundred and fifty feet (150”) in length shall
have an approved turn-around per Standard #B-002.

X 2.4 Access drive aisles which cross property lines shall be provided with CC&Rs, access
easements, or reciprocating agreements, and shall be recorded on the titles of affected
properties, and copies of same shall be provided at the time of building plan check.

X 2.5 "No Parking-Fire Lane" signs and /or red painted curbs with lettering are required to be instal-
led in interior access roadways, in locations where vehicle parking would obstruct the
minimum clear width requirement. Installation shall be per Standard #B-001.

X 2.6 Security gates or other barriers on fire access roadways shall be provided with a Knox brand
key switch or padlock to allow Fire Department access. See Standards #B-003, B-004 and H-
001.

X 2.7 Any time PRIOR to on-site combustible construction and/or storage, a minimum twenty-six
(26) ft. wide circulating all weather access roads shall be provided to within 150 ft. of all
portions of the exterior walls of the first story of any building, unless specifically approved by
fire department and other emergency services.
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3.0 WATER SUPPLY

X 3.1 The required fire flow per Fire Department standards, based on the 2016 California Fire Code,
Appendix B, is 4000 gallons per minute (g.p.m.) for 4 hours at a minimum of 20 pounds per
square inch (p.s.1.) residual operating pressure.

X 3.2 Off-site (public) fire hydrants are required to be installed on all frontage streets, at a minimum
spacing of three hundred foot (300°) apart, per Engineering Department specifications.

X 3.3 Buildings that exceed 100,000 square feet in floor area shall provide an onsite looped fire
protection water line around the building(s.) The loops shall be required to have two or more
points of connection from a public circulating water main.

X 3.4 The water supply, including water mains and fire hydrants, shall be tested and approved by the
Engineering Department and Fire Department prior to combustible construction to assure
availability and reliability for firefighting purposes.

4.0 FIRE PROTECTION SYSTEMS

X 4.1 Ons-site private fire hydrants are required per Standard #D-005, and identified in accordance
with Standard #D-002. Installation and locations(s) are subject to the approval of the Fire
Department. An application with detailed plans shall be submitted, and a construction permit
shall be issued by the Fire Department, prior to any work being done.

X 4.2 Underground fire mains which cross property lines shall be provided with CC & R, easements,
or reciprocating agreements, and shall be recorded on the titles of affected properties, and
copies of same shall be provided at the time of fire department plan check. The shared use of
private fire mains or fire pumps is allowable only between immediately adjacent properties
and shall not cross any public street.

X 4.3 An automatic fire sprinkler system is required. The system design shall be in accordance with
National Fire Protection Association (NFPA) Standard Choose an item.. All new fire sprinkler
systems, except those in single family dwellings, which contain twenty (20) sprinkler heads or
more shall be monitored by an approved listed supervising station. An application along with
detailed plans shall be submitted, and a construction permit shall be issued by the Fire
Department, prior to any work being done.

X 4.4 Wood frame buildings that are to be sprinkled shall have these systems in service (but not
necessarily finaled) before the building is enclosed.

X 4.5 Fire Department Connections (FDC) shall be located on the address side of the building within
one hundred fifty feet (150°) of a public fire hydrant on the same side of the street. Provide
identification for all fire sprinkler control valves and fire department connections per Standard
#D-007. Raised curbs adjacent to Fire Department connection(s) shall be painted red, five feet
either side, per City standards.
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X 4.6 A fire alarm system is required. The system design shall be in accordance with National Fire
Protection Association (NFPA) Standard 72. An application along with detailed plans shall be
submitted, and a construction permit shall be issued by the Fire Department, prior to any work
being done.

X 4.7 Portable fire extinguishers are required to be installed prior to occupancy per Standard #C-001.
Please contact the Fire Prevention Bureau to determine the exact number, type and placement
required.

X 4.8 A fixed fire extinguishing system is required for the protection of hood, duct, plenum and
cooking surfaces. This system must comply with National Fire Protection Association (NFPA)
Standards 17A and 96. An application with detailed plans shall be submitted, and a
construction permit shall be issued by the Fire Department, prior to any work being done.

X 4.9 Hose valves with one and one half inch (1 '2”) connections will be required on the roof, in
locations acceptable to the Fire Department. These hose valves shall be take their water supply
from the automatic fire sprinkler systems, and shall be included in the design submitted for
these systems. Identification shall be provided for all hose valves per Standard #D-004.

5.0 BUILDING CONSTRUCTION FEATURES

X1 5.1 The developer/general contractor is to be responsible for reasonable periodic cleanup of the
development during construction to avoid hazardous accumulations of combustible trash and
debris both on and off the site.

X 5.2 Approved numbers or addresses shall be placed on all new and existing buildings in such a
position as to be plainly visible and legible from the street or road fronting the property. Multi-
tenant or building projects shall have addresses and/or suite numbers provided on the rear of
the building. Address numbers shall contrast with their background. See Section 9-1 6.06 of
the Ontario Municipal Code and Standards #H-003 and #H-002.

X 5.3 Single station smoke alarms and carbon monoxide alarms are required to be installed per the
California Building Code and the California Fire Code.

X 5.4 Multiple unit building complexes shall have building directories provided at the main
entrances. The directories shall be designed to the requirements of the Fire Department, see
Section 9-1 6.06 of the Ontario Municipal Code and Standard #H-003.

X 5.6 Knox ® brand key-box(es) shall be installed in location(s) acceptable to the Fire Department.
All Knox boxes shall be monitored for tamper by the building fire alarm system. See Standard
#H-001 for specific requirements.

X1 5.7 Placards shall be installed in acceptable locations on buildings that store, use or handle

hazardous materials in excess of the quantities specified in the CFC. Placards shall meet the
requirements of National Fire Protection Association (NFPA) Standard 704.
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6.0 OTHER SPECIAL USES

X 6.1 The storage, use, dispensing, or handling of any hazardous materials shall be approved by the
Fire Department, and adequate fire protection features shall be required. If hazardous materials
are proposed, a Fire Department Hazardous Materials Information Packet, including
Disclosure Form and Information Worksheet, shall be completed and submitted with Material
Safety Data Sheets to the Fire Department along with building construction plans.

X1 6.2 Any High Piled Storage, or storage of combustible materials greater than twelve (12°) feet in
height for ordinary (Class I-IV) commodities or storage greater than six feet (6”) in height of
high hazard (Group A plastics, rubber tires, flammable liquids, etc.) shall be approved by the
Fire Department, and adequate fire protection features shall be required. If High Piled Storage
is proposed, a Fire Department High Piled Storage Worksheet shall be completed and detailed
racking plans or floor plans submitted prior to occupancy of the building.

X 6.3 Underground fuel tanks, their associated piping and dispensers shall be reviewed, approved,
and permitted by Ontario Building Department, Ontario Fire Department, and San Bernardino
County Fire Department Hazardous Materials Division. In fueling facilities, an exterior
emergency pump shut-off switch shall be provided.
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AIRPORT LAND Use COMPATIBILITY PLANNING NTARIG=

AIRPORT PLANNING
CONSISTENCY DETERMINATION REPORT
Project File No.: PGPA18-002 and PSPA18-003, PDEV18-031 & PMTT18-009 Reviewed By:
Address: SWC Hamner Ave & Riverside Dr Lorena Mejia
APN: 0218-171-27 & 21 Contact Infor
Existing Land  Vacant Lot and nursery 909-395-2276
Use:

Project Planner:

Proposed Land GPA, SPA, Tentative Parcel Map and Development Plan to allow for the construction Lorena Mejia

Use: 6 industrial buildings totaling 1,040,727 square feet
: 12/7/18
Site Acreage:  47.36 Proposed Structure Height: 50 FT Bat
. 2018-077
ONT-IAC Project Review:  N/A GBI
. n/a
Airport Influence Area: ONT FALCING:

The project is impacted by the following ONT ALUCP Compatibility Zones:

Safety Noise Impact Airspace Protection Overflight Notification
() Zone 1 75+ dB CNEL High Terrain Zone Avigation Easement
O O g Dedication
O Zone 1A () 70-75dBCNEL v | FAA Notification Surfaces Recorded Overflight
Notification
O Zone 2 O 65 - 70 dB CNEL / Airspace Obstruction
Surfaces / Real Estate Transaction
Zone 3 ) Disclosure
O O 60-65dB CNEL Airspace Avigation
O Zone 4 Easement Area
Allowable
O Zone 5 Height: 200 FT +

O Zone 1 O Zone 2 O Zone 3 O Zone 4 O Zone 5 O Zone 6

Allowable Height:

CONSISTENCY DETERMINATION

This proposed Project is: D Exempt from the ALUCP ® Consistent DConsistent with Conditions D Inconsistent

The proposed project is located within the Airport Influence Area of Ontario International Airport (ONT) and was
evaluated and found to be consistent with the policies and criteria of the Airport Land Use Compatibility Plan (ALUCP)
for ONT.

ooy
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CITY OF ONTARIO
MEMORANDUM

TO:
FROM:
DATE:

SUBJECT:

PLANNING DEPARTMENT, Lorena Mejia
BUILDING DEPARTMENT, Kevin Shear
September 20, 2018

PDEV18-031

X The plan does adequately address the departmental concerns at this time.

0
X

No comments

Report below.

Conditions of Approval

1. Standard conditions of approval apply.
2. The building addresses willbe:

Bldg Parcel 1- 4250 E. Riverside Dr
Bldg Parcel 2- 4210 E. Riverside Dr
Bidg Parcel 3- 3100 S. Millikes Hamner Ave
Bidg Parcel 4- 3200 S. Millikea Hamner Ave
Bldg Parcel 5- 3350 S. Millikear Hamner Ave
Bldg Parcel 6- 3310 S. Millikea Hamner Ave

KS:Im
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CITY OF ONTARIO
MEMORANDUM

TO: Lorena Mejia, Planning Department
FROM: Douglas Sorel, Police Department
DATE: September 20, 2018

SUBJECT: PDEV18-031- A DEVELOPMENT PLAN TO CONSTRUCT SIX
INDUSTRIAL BUILDINGS AT THE SOUTHWEST CORNER OF
RIVESIDE DRIVE AND HAMNER AVENUE

The “Standard Conditions of Approval” contained in Resolution No. 2017-027 apply. The
applicant shall read and be thoroughly familiar with these conditions, including, but not limited
to, the requirements below.

e Required lighting for walkways, driveways, doorways, parking lots, hallways, stairwells,
and other areas used by the public shall be provided. Lights shall operate via photosensor.
Photometrics shall be provided to the Police Department and include the types of fixtures
proposed and demonstrate that such fixtures meet the vandal-resistant requirement.
Planned landscaping shall not obstruct lighting.

e Rooftop addresses shall be installed on the buildings as stated in the Standard Conditions.
Each number shall be at a minimum 3 feet tall and 1 foot wide, in reflective white paint
on a flat black background, and oriented with the bottom of the numbers towards the
addressed street. The numbers should be installed away from any rooftop obstructions
and located as close to the main entrance to each building as possible. It is recommended
that each number on Buildings 3, 4, and 6 should be at a minimum 6 feet tall and 2 feet
wide.

e The Applicant shall comply with all construction site security requirements as stated in
OMC Section 4-11.11.

The Applicant is invited to contact Douglas Sorel at (909) 408-1873 with any questions or
concerns regarding these conditions.
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CITY OF ONTARIO DAB CONDITIONS OF APPROVAL

Sign Off
LANDSCAPE PLANNING DIVISION O
303 East “B” Street, Ontario, CA 91764 _egeE 12118119
Jamie Richardson, Sr. Landscape Planner Date
Reviewer’'s Name: Phone:
Jamie Richardson, Sr. Landscape Planner (909) 395-2615
D.A.B. File No.: Case Planner:
PDEV18-031 Lorena Mejia

Project Name and Location:

Ontario Commerce Center — 6 Industrial Buildings — Edenglen SP
SWC Riverside Dr and Hamner Av

Applicant/Representative:

Ontario CC, LLC Philip Prassas

527 W 7t ST Ste 308

Los Angeles, CA 90014

A Preliminary Landscape Plan (07/09/2020) meets the Standard Conditions for New
X | Development and has been approved with the consideration that the following conditions below
be met upon submittal of the landscape construction documents.

A Preliminary Landscape Plan (received) has not been approved.
[ ] | Corrections noted below are required prior to Preliminary Landscape Plan approval.

Civil/ Site Plans

Note for compaction to be no greater than 85% at landscape areas. All finished grades at 1 2" below
finished surfaces. Slopes to be maximum 3:1.

Storm water infiltration devices located in landscape areas shall be reviewed and plans approved by
the Landscape Planning Division prior to permit issuance. Any storm water devices in parkway areas
shall not displace street trees.

Landscape Plans

Landscape construction plans shall meet the requirements of the Landscape Development
Guidelines. See http://www.ontarioca.gov/landscape-planning/standards

After a project’s entitlement approval, the applicant shall pay all applicable fees for landscape plan
check and inspections at a rate established by resolution of the City Council. Fees are:

Plan Check—>5 Or MOre acres..........oouveeeeeieiieieeeieeeeeeeeee e $2,791.00
Inspection—Construction (up to 3 inspections per phase)......$600.00
o] 2= | PO $3,391.00

Landscape construction plans with building permit number for plan check may be emailed to:
landscapeplancheck@ontarioca.gov
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PLANNING COMMISSION
SR Fahes STAFF REPORT

PLANNING DEPARTMENT December 22, 2020

303 East B Street, Ontario, California 91764 Phone: 909.395.2036 / Fax: 909.395.2420

FILE NOS: PMTT19-0192 and PDEV19-061

SUBJECT: A public hearing to consider a Tentative Tract Map (File No. PMTT19-019/TT
20303) to subdivide 4.63 gross acres of land into a single lot for condominium purposes,
in conjunction with a Development Plan (File No. PDEV19-061) to construct 110 multiple-
family residential units (fownhomes) on the project site located at the northeast corner
of Ontario Center Parkway and Via Alba, within the Residential land use district (Subarea
15) of the Piemonte Overlay district of the Ontario Center Specific Plan; (APN: 0210-204-
26) submitted by LCD Residential at Ontario, LLC.

PROPERTY OWNER: LCD Residential at Ontario, LLC

RECOMMENDED ACTION: That the Planning Commission consider and approve File Nos.
PMTT19-019 (TT 20303) and PDEV19-061, pursuant to the facts and reasons contained in
the staff report and attached resolutions, and subject to the conditions of approval
contained in the attached departmental reports.

PROJECT SETTING: The Project site is
comprised of 4.63 gross acres of land
located at the northeast corner of
Ontario Center Parkway and Via Albg,
within the Residential land use district of
the Piemonte Overlay of the Ontario
Center Specific Plan, depicted in Figure
1: Project Location. The site is irregular in
shape with a lot depth of approximately
620 feet and a lof width of approximately
429 feet. The property to the north of the

Project site is within the Commercial land ity
use district of the Piemonte Overlay i) A ] /g
district and is developed with a P9 onaocenterpavay [ R

commercial center that includes Big Al’s,
Pets Mart, and Target. The property to the
east is within the Commercial land use
district of the Piemonte Overlay district
and is developed with Sam'’s Club. The

Figure 1: Project Location

Case Planner:| Luis E. Bafres Hearing Body Date Decision Action
Planning Director DAB 12-7-20 Approval | Recommend
Approval|  / %— ' PC 12-22-20 Final
Submittal Date:| 10-16-19 cC
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

property to the south is within the Urban Commercial land use district of the Piemonte
Overlay district and is developed with a parking lot for the Toyota Center. The property
to the west is within the Special Use land use designation of the Piemonte Overlay district
and is developed with The Element Hotel. The existing surrounding land uses, zoning, and
general plan and specific plan land use designations are summarized in the “Surrounding
Zoning & Land Uses” table located in the Technical Appendix of this report.

PROJECT ANALYSIS:

(1) Background — The Piemonte Overlay district of The Ontario Center Specific Plan
(“TOCSP") was established in 2006, and later substantially amended in 2017, to allow for
the development of a mix of urban commercial, retail, residential, and entertainment
land uses within a portfion of the Specific Plan area. Additionally, special land use and
development standards and guidelines were established that are unique to the Overlay
area (see Exhibit B: Piemonte Overlay District, attached).

On October 16, 2019, the Applicant submitted a Tentative Tract Map (File No. PMTT19-
019/TT 20303) to subdivide 4.63 gross acres of land into a single lot for condominium
purposes, in conjunction with a Development Plan (File No. PDEV19-061) to construct 110
multiple-family residential units (townhomes) located at the northeast corner of Ontario
Center Parkway and Via Alba, within the Residential land use district of the Piemonte
Overlay district (Subarea 15) of the Ontario Center Specific Plan.

On December 7, 2020, the Development Advisory Board of the City of Ontario
conducted a hearing to consider the Development Plan and Tentative Tract Map, and
concluded the hearing, voting to recommend that the Planning Commission approve
the Applications subject to conditions of approval, which have been included with the
Planning Commission resolution for each application.

(2) Tentative Tract Map (File No. PMTT19-019/TT 20303) — In conjunction with the
proposed Development Plan to construct 110 multiple-family residential units
(townhomes), the Applicant is requesting approval to subdivide 4.63 gross acres into a
single lot for condominium purposes. The proposed subdivision complies with the
development intensity of 138 residential units established for the Residential land use
district of the Piemonte Overlay district. The Piemonte Overlay district does not have a
minimum parcel size requirement for the Residential land use district (Subarea 15).
Instead, the Piemonte Overlay district relies on a maximum development intensity of 138
units, at a maximum density of 32 dwelling units per acre. The Project proposes 110 units,
based on 4.31 net acres of land, at a density of 25.5 dwellings per acre, consistent with
the requirements of the Piemonte Overlay district (see Exhibit S: Tentative Tract Map No.
20303, attached).

Covenants, Conditions and Restrictions (“CC&Rs"”) are required for the proposed
subdivision as a condition of Project approval. The CC&Rs are required to be submitted,
reviewed, and approved by the City, and will be recorded with the final map to ensure

Page 2 of 33
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

ongoing maintenance of private roads, common landscape areas, amenities, and
common drainage/easement areas.

(3) Development Plan (File No. PDEV19-061) —

(a) Site Design/Building Layout — The proposed development is composed of
ten buildings containing a total of 110 tfownhouse units at a density of 25.5 dwellings per
acre, consistent with the requirements of the Piemonte Overlay district. Buildings 1
through 10 each contain eleven dwelling units. Building 11, consist of the community’s
public restrooms for the pool and recreation area and is located near the center of the

site.
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Figure 2: Site Plan

The irregular-shaped Project site borders two public streets, Ontario Center Parkway and
Concours Street, to the south and southeast, respectively, and a private street, Via Alba,
to the west. An existing shopping center (Target Center) borders the Project to the north
and northwest. The Project site is designed with seven buildings (Buildings 1, 2, 5, 6, 7, 8
and 9) that side- or front-on to a street. Two buildings (Buildings 3 and 4) front-on to the
north property line, and one building (Building 10) is located at the center of the Project

Page 3 of 33
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

site, fronting-on to the common recreation area (see Exhibit C: Site Plan, attached). All
residential buildings are proposed at three stories, with an overall height of approximately
40 feet. The community structure (pool restrooms) is proposed at one-story, with an overall
height of approximately 14 feet.

Five different floor plans are proposed, which range from 654 to 1,555 square feet in area.
The dwelling unit characteristics are summarized in the table below:

Table 1: Townhome Floor Plan Summary

Plan No. Area (in SF) No. Bedrooms No. Bathrooms
1 654 1 1
2 956 2 2
3 (Accessible Unit) 1393 2 2
4 1457 3 2
5 1555 3 2

Additionally, each dwelling is provided with ample storage space. Separate storage
closets, which range from 329 to 577 cubic feet in size, are provided for each unit, along
with a 160 cubic foot storage space provided within garages, above each vehicle
space. Furthermore, each building is provided with a bike storage room on the first floor,
adjacent to the building’s entry lobby.

(b) Site Access/Circulation —The gated community has one primary point of
vehicular access, located along Via Alba. The gated entry (with a Knox lock for
emergency vehicle access) includes a é-foot wide landscaped median that divides
vehicle lanes for site ingress and egress. Once inside the Project, a looping drive aisle
facilitates vehicle access through the site. Pedestrian access into the Project site is
provided by a gate located on each side of the vehicle access gates.

(c) Parking —Off-street parking in the form of enclosed garage spaces and
uncovered surface parking is distributed throughout the project site. A total of 210 off-
street parking spaces are required for the project, which includes 22 guest parking
spaces. The project will provide 246 parking spaces, exceeding the minimum number of
parking spaces required. Consistent with a recently approved Amendment to the
Piemonte Overlay-Ontario Center Specific Plan (File No. PSPA19-009), which modified the
Minimum Parking Requirements to allow for tandem parking up to a maximum of 50
percent of the required parking for each dwelling, the Applicant is proposing a total of
140 tandem parking spaces (70-units). All townhome buildings will have tandem parking.
The tandem garage spaces (one space in front of the other), will measure 10 feet wide
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061

December 22, 2020

by 40 feet deep and will be able to accommodate two vehicles. The table below
provides a breakdown of the proposed parking spaces:

Table 2: Type of Parking Provided

. Total Number Spaces
Type of Parking Provided

Tandem (one space in front of other) Garage 140
(70-Units)

2-Car Standard (side-by-side) Garage (30- 60

Units)

1-Car Garage (10-Units) 10

Regular Surface Parking 36

Total 246

(d) Architecture —The project proposes a contemporary architectural design,
exemplifying the type of high-quality architecture promoted by the Piemonte Overlay
district of the Ontario Center Specific Plan (see Exhibits: D through M—Building Elevations
& Perspectives, attached). The mass and scale of the buildings are proportionate to the
site area, open space, and scale of the neighborhood. Special attention was given to
the colors, materials, massing, building form, and architectural details. This is exemplified

through the use of:

Articulation in the building’s roof lines;

Incorporation of flat parapet and side gable roof lines;
Cantilevered architectural elements;

Dimensional composite roof shingles;

Smooth stucco finish;

Exterior wall pop outs and recesses;

Exposed metal reglets at key locations of the buildings;
Horizontal cement lap siding;

Sconce lighting fixtures at key locations;

Decorative metal guardrails at balconies;

Decorative awnings at key locations of the buildings; and
Incorporation of color blocking to accentuate certain architectural
elements.

(e) Landscaping —The project exceeds the minimum landscape requirements
established by the Piemonte Overlay district of the Ontario Center Specific Plan. The
project will provide a é-foot average landscape setback along the front of the project
(Via Alba), a 13-foot average landscape setback along the south property line (Ontario
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

Center Parkway), a 11-foot average landscape setback along the southeast property
line (Concours Street), a 12.5-foot average landscape setback along the north property
line, and a 9.5-foot average landscape setback along the northeast property line.

The project will also provide an average of 129 square feet of private open space per
unit (50 square foot minimum), in the form of a porch and a second story balcony. In
addition, the project will provide approximately 360 square feet of common open space
for each unit, exceeding the minimum 215 square foot requirement. The common open
space includes a community recreation area with a resort style pool (3'6"-5'-depth) and
spa. Other amenities include day beds, shade umbrellas and cabana’s with lounge
furniture. In addition, a pocket park area is provided between Buildings 6 and 7. The
pocket park will feature natural turf lawn, shade trees, a single BBQ, iron dining tables,
shade umbrellas, outdoor chairs, and decorative paving at key areas (see Exhibits N
through Q—Landscape Plans, attached).

The proposed plant pallet consists of a mixture of shade trees, date palms, Mexican blue
palms, Mediterranean fan palms, ground cover, and shrubs. At key areas of the project,
accent planting is featured, including Purple Orchid trees, Desert Museum Palo Verde
trees, Coast Live Oak trees and Interior Live Oak trees.

(f) Signage —The development is proposing a low-profile monument sign that
will be located in the center of the landscaped median at the development enfrance.
The monument sign will feature a decorative burnished block base, horizontal IPE wood
slats, metal pin letters and a laser cut metal panel with a logo (see Exhibit R—Monument
Sign Perspective, attached).

(9) Utilities (drainage, sewer) —Public utilities (water and sewer) are available
to serve the project. Additionally, the applicant has submitted a Preliminary Water Quality
Management Plan (“PWQMP"), which establishes the project’'s compliance with storm
water discharge/water quality requirements. The PWQMP includes site design measures
that capture runoff and pollutant fransport by minimizing impervious surfaces and
maximizes low impact development (“LID") best management practices (“BMPs”), such
as retention and infiltration, bio treatment, and evapotranspiration. The project is
proposing an underground retention infiltration system. The system will be located just
west of the pool recreation area.

COMPLIANCE WITH THE ONTARIO PLAN: The proposed project is consistent with the
principles, goals and policies contained within the Vision, Governance, Policy Plan
(General Plan), and City Council Priorities components of The Ontario Plan (TOP). More
specifically, the goals and policies of TOP that are furthered by the proposed project are
as follows:

(1) City Council Goals.

» |nvestin the Growth and Evolution of the City’'s ECconomy
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

= Maintain the Current High Level of Public Safety

=  QOperate in a Businesslike Manner

» Focus Resources in Ontario’s Commercial and Residential Neighborhoods
(2) Vision.

Distinctive Development:

»  Commercial and Residential Development

» Development quality that is broadly recognized as distinctive and not
exclusively tied to the general suburban character typical of much of Southern California.

(3) Governance.
Decision Making:

» Goal GI1: Sustained decision-making that consistently moves Ontario towards
its Vision by using The Ontario Plan as a framework for assessing choices.

> GI1-2 long-term Benefit. We require decisions to demonstrate and
document how they add value to the community and support the Ontario Vision

(4) Policy Plan (General Plan)

Land Use Element:

=  GoalLUT: A community that has a spectrum of housing types and price ranges
that match the jobs in the City and that make it possible for people to live and work in
Ontario and maintain a quality of life.

» LUI1-1 Strategic Growth. We concentrate growth in strategic locations that
help create place and identity, maximize available and planned infrastructure, and
foster the development of transit.

> LU1-6 Complete Community: We incorporate a variety of land uses and
building types in our land use planning efforts that result in a complete community where
residents at all stages of life, employers, workers and visitors have a wide spectrum of
choices of where they can live, work, shop and recreate within Ontario. (Refer to
Complete Community Section of Community Economics Element).

»  Goal LU2: Compatibility between a wide range of uses.

» LU2-6. Infrastructure Compatibility: We require infrastructure to be
aesthetically pleasing and in context with the community character.
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

Housing Element:

» Goal H2: Diversity of types of quality housing that are affordable to a range of
household income levels, accommodate changing demographics, and support and
reinforce the economic sustainability of Ontario.

» H2-5 Housing Design. We require architectural excellence through
adherence to City design guidelines, thoughtful site planning, environmentally
sustainable practices and other best practices.

Goal H5: A full range of housing types and community services that meet
the special housing needs for all individuals and families in Ontario, regardless of income
level, age or other status.

» H5-2 Family Housing. We support the development of larger rental
apartments that are appropriate for families with children, including, as feasible, the
provision of services, recreation and other amenities.

Community Economics Element:

» Goal CEl: A complete community that provides for allincomes and stages of
life.

» CEI1-6 Diversity of Housing. We collaborate with residents, housing providers
and the development community to provide housing opportunities for every stage of life;
we plan for a variety of housing types and price points to support our workforce, attract
business and foster a balanced community.

» Goal CE2: A City of distinctive neighborhoods, districts, and corridors, where
people choose to be.

» CE2-1 Development Projects. We require new development and
redevelopment to create unique, high-quality places that add value to the community.

» CE2-2 Development Review. We require those proposing new
development and redevelopment to demonstrate how their projects will create
appropriately unique, functional and sustainable places that will compete well with their
competition within the region.

» CE2-4 Protection of Investment. We require that new development and
redevelopment protect existing investment by providing architecture and urban design
of equal or greater quality.
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Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

» CE2-5 Private Maintenance. We require adequate maintenance, upkeep,
and investment in private property because proper maintenance on private property
protects property values.

Safety Element:

=  Goal S1: Minimized risk of injury, loss of life, property damage and economic
and social disruption caused by earthquake-induced and other geologic hazards.

» S1-1 Implementation of Regulations and Standards. We require that all new
habitable structures be designed in accordance with the most recent California Building
Code adopted by the City, including provisions regarding lateral forces and grading.

Community Design Element:

» Goal CDI1: A dynamic, progressive city containing distinct neighborhoods and
commercial districts that foster a positive sense of identity and belonging among
residents, visitors, and businesses.

» CDI-1 City Identity. We take actions that are consistent with the City being
a leading urban center in Southern California while recognizing the diverse character of
our existing viable neighborhoods.

» CDI1-2 Growth Areas. We require development in growth areas to be
distinctive and unique places within which there are cohesive design themes.

» Goal CD2: A high level of design quality resulting in public spaces,
streetscapes, and developments that are attractive, safe, functional and distinct.

» CD2-1 Quality Architecture. We encourage all development projects to
convey visual interest and character through:

e Building volume, massing, and height to provide appropriate scale and
proportion;

e A tfrue architectural style which is carried out in plan, section and
elevation through all aspects of the building and site design and appropriate for its
setting; and

e Exterior building materials that are visually interesting, high quality,
durable, and appropriate for the architectural style.

» CD2-2 Neighborhood Design. We create distinct residential neighborhoods
that are functional, have a sense of community, emphasize livability and social
interaction, and are uniquely identifiable places through such elements as:

e A pafttern of smaller, walkable blocks that promote access, activity and
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safety;

e Variable setbacks and parcel sizes to accommodate a diversity of
housing types;

e Traffic calming measures to slow traffic and promote walkability while
maintaining acceptable fire protection and traffic flows;

e Floor plans that encourage views onto the street and de-emphasize the
visual and physical dominance of garages (infroducing the front porch as the “outdoor
living room”), as appropriate; and

e lLandscaped parkways, with sidewalks separated from the curb.

» CD2-7 Sustainability. We collaborate with the development community to
design and build neighborhoods, streetscapes, sites, outdoor spaces, landscaping and
buildings to reduce energy demand through solar orientation, maximum use of natural
daylight, passive solar and natural ventilation, building form, mechanical and structural
systems, building materials and construction techniques.

» CD2-8 Safe Design. We incorporate defensible space design info new and
existing developments to ensure the maximum safe travel and visibility on pathways,
corridors, and open space and at building entrances and parking areas by avoiding
physically and visually isolated spaces, maintenance of visibility and accessibility, and
use of lighting.

» CD2-2 Landscape Design. We encourage durable landscaping materials
and designs that enhance the aesthetics of structures, create and define public and
private spaces, and provide shade and environmental benefits.

» CD2-10 Surface Parking Areas. We require parking areas visible to or used
by the public to be landscaped in an aesthetically pleasing, safe and environmentally
sensitive manner. Examples include shade frees, pervious surfaces, urban run-off capture
and infilfration, and pedestrian paths to guide users through the parking field.

» CD2-11 Entry Statements. We encourage the inclusion of amenities,
signage and landscaping at the entry to neighborhoods, commercial centers, mixed use
areas, industrial developments, and public places that reinforce them as uniquely
identifiable places.

» CD2-13 Entitlement Process. We work collaboratively with all stakeholders
to ensure a high degree of certainty in the efficient review and timely processing of all
development plans and permits.

» Goal CD3: Vibrant urban environments that are organized around intense
buildings, pedestrian and transit areas, public plazas, and linkages between and within
developments that are conveniently located, visually appealing and safe during alll
hours.
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> CD3-1 Design. We require that pedestrian, vehicular, bicycle and
equestrian circulation on both public and private property be coordinated and
designed to maximize safety, comfort and aesthetics.

» CD3-2 Connectivity Between Streets, Sidewalks, Walkways and Plazas. We
require landscaping and paving be used to optimize visual connectivity between streefs,
sidewalks, walkways and plazas for pedestrians.

» CD3-3 Building Entrances. We require all building enfrances to be
accessible and visible from adjacent streets, sidewalks or public open spaces.

» CD3-5 Paving. We require sidewalks and road surfaces to be of a type and
quality that contributes to the appearance and utility of streets and public spaces.

» CD3-6 Landscaping. We utilize landscaping to enhance the aesthetics,
functionality and sustainability of streetscapes, outdoor spaces and buildings.

» Goal CDS: A sustained level of maintenance and improvement of properties,
buildings and infrastructure that protects the property values and encourages additional
public and private investments.

» CD5-1 Maintenance of Buildings and Property. We require all public and
privately-owned buildings and property (including trails and easements) to be properly
and consistently maintained.

» CD5-2 Maintenance of Infrastructure. We require the continual
maintenance of infrastructure.

HOUSING ELEMENT COMPLIANCE: The project is consistent with the Housing Element of
the Policy Plan (General Plan) component of The Ontario Plan, as the project site is not
one of the properties in the Available Land Inventory contained in Table A-3 (Available
Land by Planning Area) of the Housing Element Technical Report Appendix.

AIRPORT LAND USE COMPATIBILITY PLAN (ALUCP) COMPLIANCE: The California State
Aeronautics Act (Public Utilities Code Section 21670 et seq.) requires that an Airport Land
Use Compatibility Plan be prepared for all public use airports in the State; and requires
that local land use plans and individual development proposals must be consistent with
the policies set forth in the adopted Airport Land Use Compatibility Plan. On April 19, 2011,
the City Council of the City of Ontario approved and adopted the Ontario International
Airport Land use Compatibility Plan (*ALUCP”), establishing the Airport Influence Area for
Ontario International Airport, which encompasses lands within parts of San Bernardino,
Riverside, and Los Angeles Counties, and limits future land uses and development within
the Airport Influence Areq, as they relate to noise, safety, airspace protection, and
overflight impacts of current and future airport activity. The proposed project is located
within the Airport Influence Area of Ontario International Airport and was evaluated and
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found to be consistent with the policies and criteria of the ALUCP. Any special conditions
of approval associated with uses in close proximity to the airport are included in the
conditions of approval provided with the attached Resolution.

ENVIRONMENTAL REVIEW: The environmental impacts of this project were previously
reviewed in conjunction with File No. PSPA16-003, for which a Mitigated Negative
Declaration was adopted by the City Council on May 16, 2017. This Application
infroduces no new significant environmental impacts. All previously adopted mitigation
measures are a condition of project approval and are incorporated herein by this
reference.

CONDITIONS OF APPROVAL: See attached department reports.
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TECHNICAL APPENDIX:

Surrounding Zoning and Land Use:

Existing Land Use Genferol Elon Zoning Designation Specific Plan Land Use
Designation
Residential
. Ontario Center Mixed o (Piemonte Overlay -
i Vs Use District S ipeeiie Fei) Ontario Center Specific
Plan)
Commercial Center . . . Commercial
North Big Al's. Pets Mart Ontario Center Mixed SP (Specific Plan) (Piemonte Overlay -
(Big Al's, Pefs Mart, Use District Ontario Center Specific
Target) Plan)
Urban Commercial
. Ontario Center Mixed o (Piemonte Overlay -
South Toyota Parking Lot Use District SP (Specific Plan) Ontario Center Specific
Plan)
Commercial
Retail Ontario Center Mixed - (Piemonte Overlay -
Fost (Sam’'s Club) Use District I (Spectte Fler Ontario Center Specific
Plan)
Special Use & Garden
. . Commercial
West = Eleme.nf RieiE & Ofient Cepfgr ipise SP (Specific Plan) (Piemonte Overlay -
Office Use District . .
Ontario Center Specific
Plan)

General Site & Building Statistics

Item Required Min./Max. Provided (Ranges) Mye/'e\\lfs

Project area (in acres): 4.63 Acres None Y
Maximum project density 25 to 32 Units/Acre 25.5 Units/Acre Y
(dwelling units/ac):

Maximum coverage (in %): 75% 39% Y
Minimum lot size (in SF): N/A Y
Minimum lot depth (in FT): N/A y
Minimum lot width (in FT): N/A y
Alba Setback (in FT): 5-feet 6’ Average Y
Ontario Center Parkway 10-feet 13" Average Y
Setback (in FT):

Concours Street Setback 10-feet 11" Average Y
North Property Line (in FT): 10-feet 12.5’ Average Y
East Property Line (in FT): 5-feet 9.5' Average Y
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Item Required Min./Max. Provided (Ranges) Mye/zfs
Maximum dwelling N/A 11/Building Y
units/building:
Maximum height (in FT): No Max. 40-feet Y
Parking - resident: 210 246 Y
Parking — guest: 22 22 Y
Open space — private: 50 Sq. Ft. 129 Sq. Ft. Y
Open space —common: 215 Sq. Ft. 360 Sq. Ft. Y
Dwelling Unit Count:
Item Required Min./Max. Provided (Ranges) Mﬁzfs
Total no. of units 110 110 Y
Total no. of buildings 11 11 Y
No. units per building N/A 11 Y
Dwelling Unit Statistics:

Plan No. Size (in SF) No. Bedrooms No. Bathrooms No. Stories ';Z\gifg %pFeTr;

1 654 1 1 S 129 Average

2 956 2 2 3 129 Average
3 (Accessible Unit) 1393 2 2 S 129 Average

4 1457 3 2 3 129 Average

5) 1555 3 2 3 129 Average
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Exhibit A—AERIAL PHOTOGRAPH
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Exhlblf B—PIEMONTE OVERLAY DISTRICT
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Exhibit C—SITE PLAN
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Exhibit D—RECREATIONAL AREA PERSPECTIVE
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Exhibit E—MAIN ENTRY PERSPECTIVE
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Exhibit F—FRONT ELEVATION (Buildings 2,3, 5,7.9, 10)
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Exhibit G—SIDE ELEVATIONS (Buildings 2,3, 5,7,9, 10)

LEFT SIDE

RIGHT SIDE

Page 21 of 33

Iltem B - 21 of 99




Planning Commission Staff Report
File Nos.: PMTT19-019 (TT 20303) & PDEV19-061
December 22, 2020

Exhibit H—REAR ELEVATION (Buildings 2,3, 5,7,9, 10)
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Exhibit I—RIGHT & REAR ELEVATIONS (Building 10)

RIGHT SIDE

REAR SIDE
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Exhibit J—FRONT ELEVATION (Buildings 1, 4, 6, 8)
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Exhibit K—SIDE ELEVATIONS (Buildings 1, 4, 6, 8)

LEFT SIDE

RIGHT

RIGHT SIDE
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Exhibit L—REAR ELEVATION “B” (Buildings 1, 4, 6, 8)
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Exhibit M— POOL & RESTROOM BUILDING ELEVATIONS (Building 11)
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Exhibit P— RECREATION COMMUNITY LAWN AREA
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Exhibit Q— GREEN PASEO
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Exhibit R— MONUMENT SIGN PERSPECTIVE
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Exhibit S— TENTATIVE TRACT MAP No. 20303
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ONTARIO, CALIFORNIA, APPROVING FILE NO. PMTT19-019 (TT
20303), ATENTATIVE TRACT MAP TO SUBDIVIDE 4.63 GROSS ACRES
OF LAND INTO A SINGLE LOT FOR CONDOMINIUM PURPOSES, ON
PROPERTY LOCATED AT THE NORTHEAST CORNER OF ONTARIO
CENTER PARKWAY AND VIA ALBA, WITHIN THE RESIDENTIAL LAND
USE DISTRICT (SUBAREA 15) OF THE PIEMONTE OVERLAY DISTRICT
OF THE ONTARIO CENTER SPECIFIC PLAN, AND MAKING FINDINGS
IN SUPPORT THEREOF—APN: 0210-204-26.

WHEREAS, LCD Residential at Ontario, LLC, ("Applicant") has filed an Application
for the approval of a Tentative Tract Map, File No. PMTT19-019 (TT 20303), as described
in the title of this Resolution (hereinafter referred to as "Application" or "Project"); and

WHEREAS, the Application applies to 4.63 gross (4.31 net) acres of land generally
located at the northeast corner of Ontario Center Parkway and Via Alba, within the
Residential land use district (Subarea 15) of the Piemonte Overlay district of the Ontario
Center Specific Plan, and is presently vacant; and

WHEREAS, the property to the north of the Project site is within the Commercial
land use district of the Piemonte Overlay district and is developed with a commercial
center. The property to the east is within the Commercial land use district of the Piemonte
Overlay district and is developed with a Sam’s Club retail store. The property to the south
is within the Urban Commercial land use district of the Piemonte Overlay district and is
developed with a parking lot. The property to the west is within the Special Use land use
district of the Piemonte Overlay district and is developed with a hotel; and

WHEREAS, in conjunction with the proposed Tentative Tract Map, the Applicant
has submitted a Development Plan (File No. PDEV19-061) to construct 110 multiple-
family residential units (ftownhomes) the Project site; and

WHEREAS, the Piemonte Overlay district does not have a minimum parcel size
requirement for the Residential land use district (Subarea 15). Instead, the Piemonte
Overlay district allows for a maximum development intensity of 138 units, at a maximum
density of 32 dwelling units per acre. The Project proposes 110 units, at a net density of
25.5 dwellings per acre, consistent with the requirements of the Piemonte Overlay district;
and

WHEREAS, the Application is a project pursuant to the California Environmental
Quality Act — Public Resources Code Section 21000 et seq. — (hereinafter referred to
as "CEQA") and an initial study has been prepared to determine possible environmental
impacts; and
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WHEREAS, the environmental impacts of this project were previously reviewed in
conjunction with File No. PSPA16-003, a Specific Plan Amendment for which a Mitigated
Negative Declaration was adopted by the City Council on May 16, 2017, and this
Application introduces no new significant environmental impacts; and

WHEREAS, the City's "Local Guidelines for the Implementation of the California
Environmental Quality Act (CEQA)" provide for the use of a single environmental
assessment in situations where the impacts of subsequent projects are adequately
analyzed; and

WHEREAS, Ontario Development Code Table 2.02-1 (Review Matrix) grants the
Planning Commission the responsibility and authority to review and act on the subject
Application; and

WHEREAS, the Project has been reviewed for consistency with the Housing
Element of the Policy Plan component of The Ontario Plan, as State Housing Element
law (as prescribed in Government Code Sections 65580 through 65589.8) requires that
development projects must be consistent with the Housing Element, if upon consideration
of all its aspects, it is found to further the purposes, principals, goals, and policies of the
Housing Element; and

WHEREAS, the Project is located within the Airport Influence Area of Ontario
International Airport, which encompasses lands within parts of San Bernardino, Riverside,
and Los Angeles Counties, and is subject to, and must be consistent with, the policies
and criteria set forth in the Ontario International Airport Land Use Compatibility Plan
(hereinafter referred to as “ALUCP”), which applies only to jurisdictions within San
Bernardino County, and addresses the noise, safety, airspace protection, and overflight
impacts of current and future airport activity; and

WHEREAS, City of Ontario Development Code Division 2.03 (Public Hearings)
prescribes the manner in which public notification shall be provided and hearing
procedures to be followed, and all such notifications and procedures have been
completed; and

WHEREAS, on December 7, 2020, the Development Advisory Board of the City of
Ontario conducted a hearing to consider the Project, and concluded said hearing on that
date, voting to issue Decision No. DAB20-069 recommending the Planning Commission
approve the Application; and

WHEREAS, on December 22, 2020, the Planning Commission of the City of

Ontario conducted a hearing to consider the Project, and concluded said hearing on that
date; and
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WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred.

NOW, THEREFORE, IT IS HEREBY FOUND, DETERMINED, AND RESOLVED
by the Planning Commission of the City of Ontario, as follows:

SECTION 1: Environmental Determination and Findings. As the decision-
making authority for the Project, the Planning Commission has reviewed and considered
the information contained in the previous MND and supporting documentation. Based
upon the facts and information contained in the previous MND and supporting
documentation, the Planning Commission finds as follows:

(1)  The environmental impacts of this project were previously reviewed in
conjunction with File No. PSPA16-003, for which a Mitigated Negative Declaration (MND)
was adopted by the City Council on May 16, 2017; and

(2) The previous MND contains a complete and accurate reporting of the
environmental impacts associated with the Project; and

(3) The previous MND was completed in compliance with CEQA and the
Guidelines promulgated thereunder; and

(4) The previous MND reflects the independent judgment of the Planning
Commission; and

(5) The proposed project will introduce no new significant environmental
impacts beyond those previously analyzed in the previous MND, and all mitigation
measures previously adopted with the MND, are incorporated herein by this reference.

SECTION 2: Subsequent or Supplemental Environmental Review Not
Required. Based on the information presented to the Planning Commission, and the
specific findings set forth in Section 1, above, the Planning Commission finds that the
preparation of a subsequent or supplemental MND is not required for the Project, as the
Project:

(1)  Does not constitute substantial changes to the MND that will require major
revisions to the MND due to the involvement of new significant environmental effects or
a substantial increase in the severity of previously identified significant effects; and

(2)  Does not constitute substantial changes with respect to the circumstances
under which the MND was prepared, that will require major revisions to the MND due to
the involvement of new significant environmental effects or a substantial increase in the
severity of the previously identified significant effects; and
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(3) Does not contain new information of substantial importance that was not
known and could not have been known with the exercise of reasonable diligence at the
time the MND was certified/adopted, that shows any of the following:

(@)  The project will have one or more significant effects not discussed in
the MND,; or

(b)  Significant effects previously examined will be substantially more
severe than shown in the MND; or

(c) Mitigation measures or alternatives previously found not to be
feasible would in fact be feasible and would substantially reduce one or more significant
effects of the Project, but the City declined to adopt such measures; or

(d) Mitigation measures or alternatives considerably different from those
analyzed in the MND would substantially reduce one or more significant effects on the
environment, but which the City declined to adopt.

SECTION 3: Housing Element Compliance. Pursuant to the requirements of
California Government Code Chapter 3, Article 10.6, commencing with Section 65580, as
the decision-making authority for the Project, the Planning Commission finds that based
on the facts and information contained in the Application and supporting documentation,
at the time of Project implementation, the project is consistent with the Housing Element
of the Policy Plan (General Plan) component of The Ontario Plan, as the project site is
not one of the properties in the Available Land Inventory contained in Table A-3 (Available
Land by Planning Area) of the Housing Element Technical Report Appendix.

SECTION 4. Ontario International Airport Land Use Compatibility Plan
(“ALUCP”) Compliance. The California State Aeronautics Act (Public Utilities Code
Section 21670 et seq.) requires that an Airport Land Use Compatibility Plan be prepared
for all public use airports in the State; and requires that local land use plans and individual
development proposals must be consistent with the policies set forth in the adopted
Airport Land Use Compatibility Plan. On April 19, 2011, the City Council of the City of
Ontario approved and adopted the ALUCP, establishing the Airport Influence Area for
Ontario International Airport (hereinafter referred to as “ONT”), which encompasses lands
within parts of San Bernardino, Riverside, and Los Angeles Counties, and limits future
land uses and development within the Airport Influence Area, as they relate to noise,
safety, airspace protection, and overflight impacts of current and future airport activity. As
the decision-making authority for the Project, the Planning Commission has reviewed and
considered the facts and information contained in the Application and supporting
documentation against the ALUCP compatibility factors, including [1] Safety Criteria
(ALUCP Table 2-2) and Safety Zones (ALUCP Map 2-2), [2] Noise Criteria (ALUCP Table
2-3) and Noise Impact Zones (ALUCP Map 2-3), [3] Airspace protection Zones (ALUCP
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Map 2-4), and [4] Overflight Notification Zones (ALUCP Map 2-5). As a result, the
PLANNING COMMISSION, therefore, finds and determines that the Project, when
implemented in conjunction with the conditions of approval, will be consistent with the
policies and criteria set forth within the ALUCP.

SECTION 5: Concluding Facts and Reasons. Based upon the substantial
evidence presented to the Planning Commission during the above-referenced hearing,
and upon the specific findings set forth in Section 1 through 4, above, the Planning
Commission hereby concludes as follows:

(1) The proposed Tentative Tract is consistent with the goals, policies,
plans, and exhibits of the Vision, Policy Plan (General Plan), and City Council
Priorities components of The Ontario Plan, and applicable area and specific plans,
and planned unit developments. The proposed Tentative Tract is located within the
Mixed-Use land use district of the Policy Plan Land Use Map, and the Residential District
of the Piemonte Overlay district of the Ontario Center Specific Plan. The proposed
subdivision is consistent with the goals, policies, plans, and exhibits of the Vision, Policy
Plan (General Plan), and City Council Priorities components of The Ontario Plan, as the
project will contribute to providing “a spectrum of housing types and price ranges that
match the jobs in the City, and that make it possible for people to live and work in Ontario
and maintain a quality of life” (Goal LU1). Furthermore, the project will promote the City’s
policy to “incorporate a variety of land uses and building types that contribute to a
complete community where residents of all stages of life, employers, workers, and
visitors, have a wide spectrum of choices of where they can live, work, shop, and recreate
within Ontario” (Policy LU1-6 Complete Community); and

(2) The design or improvement of the proposed Tentative Tract is
consistent with the goals, policies, plans and exhibits of the Vision, Policy Plan
(General Plan), and City Council Priorities components of The Ontario Plan, and
applicable specific plans and planned unit developments. The proposed Tentative
Tract is located within the Mixed-Use land use district of the Policy Plan Land Use Map,
and the Residential District of the Piemonte Overlay Ontario Center Specific Plan. The
proposed design or improvement of the subdivision is consistent with the goals, policies,
plans, and exhibits of the Vision, Policy Plan (General Plan), and City Council Priorities
components of The Ontario Plan, as the project will contribute to providing “[a] high level
of design quality resulting in public spaces, streetscapes, and developments that are
attractive, safe, functional and distinct” (Goal CD2). Furthermore, the project will promote
the City’s policy to “create distinct residential neighborhoods that are functional, have a
sense of community, emphasize livability and social interaction, and are uniquely
identifiable places through such elements as:

= A pattern of smaller, walkable blocks that promote access, activity and
safety
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= Variable setbacks and parcel sizes to accommodate a diversity of
housing types

= Traffic calming measures to slow traffic and promote walkability while
maintaining acceptable fire protection and traffic flows

* Floor plans that encourage views onto the street and de-emphasize the
visual and physical dominance of garages (introducing the front porch as the “outdoor
living room”), as appropriate; and Landscaped parkways, with sidewalks separated from
the curb.” (Policy CD2-2 Neighborhood Design)

(3) The site is physically suitable for the type of development proposed.
The project site meets the minimum lot area and dimensions of the Residential land use
designation of the Piemonte Overlay-Ontario Center Specific Plan as no minimum parcel
size is required. In addition, the proposed subdivision is physically suitable for the type of
residential development proposed in terms of zoning, land use and development activity
proposed, and existing and proposed site conditions; and

(4) The site is physically suitable for the density/intensity of development
proposed. The project site is proposed for residential development at a density of 25.5
DUs/acre. The proposed subdivision and development intensity of 25.5 units per acres,
meets the minimum lot area, development intensity and dimensions of the Residential
District; and

(5) The design of the subdivision or the proposed improvements thereon,
are not likely to cause substantial environmental damage, or substantially and
avoidably injure fish or wildlife, or their habitat. The project site is not located in an
area that has been identified as containing species identified as a candidate, sensitive,
or special status species in local or regional plans, policies or regulations or by the
California Department of Fish and Wildlife or the U.S. Fish and Wildlife Service, nor does
the site contain any riparian habitat or other sensitive natural community, and no wetland
habitat is present on site; therefore, the design of the subdivision, or improvements
proposed thereon, are not likely to cause substantial environmental damage, or
substantially and avoidably injure fish or wildlife, or their habitat; and

(6) The design of the subdivision, or the type of improvements thereon,
are not likely to cause serious public health problems. The design of the proposed
subdivision, and the 110 multiple-family residential units (townhomes) proposed for the
project site, are not likely to cause serious public health problems. The project is not
anticipated to involve the transport, use, or disposal of hazardous materials during either
construction or project implementation, include the use of hazardous materials or volatile
fuels, nor are there any known stationary commercial or industrial land uses within close
proximity to the subject site that use/store hazardous materials to the extent that they
would pose a significant hazard to visitors or occupants at the project site; and

Iltem B - 39 of 99



Planning Commission Resolution
File No. PMTT19-019 (TT 20303)
December 22, 2020

Page 7

(7) The design of the subdivision, or the type of improvements thereon,
will not conflict with easements acquired by the public at large for access through,
or use of property within, the proposed subdivision. The proposed subdivision has
provided for all necessary public easements and dedications for access through, or use
of property within, the proposed subdivision. Furthermore, all such public easements and
dedications have been designed pursuant to: (a) the requirements of the Policy Plan
component of The Ontario Plan and applicable area plans; (b) applicable specific plans
or planned unit developments; (c) applicable provisions of the City of Ontario
Development Code; (d) applicable master plans and design guidelines of the City; and
(e) applicable Standard Drawings of the City.

SECTION 6: Planning Commission Action. Based upon the findings and
conclusions set forth in Sections 1 through 5, above, the Planning Commission hereby
APPROVES the herein described Application, subject to each and every condition set
forth in the Department reports attached hereto as “Attachment A,” and incorporated
herein by this reference.

SECTION 7: Indemnification. The Applicant shall agree to defend, indemnify and
hold harmless, the City of Ontario or its agents, officers, and employees from any claim,
action or proceeding against the City of Ontario or its agents, officers or employees to
attack, set aside, void, or annul this approval. The City of Ontario shall promptly notify the
applicant of any such claim, action, or proceeding, and the City of Ontario shall cooperate
fully in the defense.

SECTION 8: Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings have been based are located
at the City of Ontario City Hall, 303 East “B” Street, Ontario, California 91764. The
custodian for these records is the City Clerk of the City of Ontario.

SECTION 9: Certification to Adoption. The Secretary shall certify to the
adoption of the Resolution.

Iltem B - 40 of 99



Planning Commission Resolution
File No. PMTT19-019 (TT 20303)
December 22, 2020

Page 8

The Secretary Pro Tempore for the Planning Commission of the City of Ontario
shall certify as to the adoption of this Resolution.

| hereby certify that the foregoing Resolution was duly and regularly introduced,
passed and adopted by the Planning Commission of the City of Ontario at a regular
meeting thereof held on the 22nd day of December 2020, and the foregoing is a full, true
and correct copy of said Resolution, and has not been amended or repealed.

Jim Willoughby
Planning Commission Chairman

ATTEST:

Rudy Zeledon
Planning Director and
Secretary to the Planning Commission

Iltem B - 41 of 99



Planning Commission Resolution
File No. PMTT19-019 (TT 20303)
December 22, 2020

Page 9

STATE OF CALIFORNIA )
COUNTY OF SAN BERNARDINO )
CITY OF ONTARIO )

I, Gwen Berendsen, Secretary Pro Tempore of the Planning Commission of the
City of Ontario, DO HEREBY CERTIFY that foregoing Resolution No. __ was duly
passed and adopted by the Planning Commission of the City of Ontario at their regular
meeting held on December 22, 2020, by the following roll call vote, to wit:

AYES:
NOES:
ABSENT:

ABSTAIN:

Gwen Berendsen
Secretary Pro Tempore
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ATTACHMENT A:

File No. PMTT19-019 (TT 20303)
Departmental Conditions of Approval

(Departmental conditions of approval to follow this page)
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City of Ontari -

P;aynﬁingnDi%c;rtment Plann’ng Depa’:t’?e_nt
303 East B Street Land Development Division
Ontario, California 91764 =

Phone: 909.395.2036 Conditions of Approval

Fax: 909.395.2420

Meeting Date: December 22, 2020
File No: PMTT19-019/ TT 20303
Related Files: PDEV19-061

Project Description: A Tentative Tract Map (File No. PMTT19-019/TT 20303) to subdivide 4.63 acres
of land into a single lot for condominium purposes, in conjunction with a Development Plan (File No.
PDEV19-061) to construct 110 multiple-family residential units (townhomes), located at the northeast
corner of Ontario Center Parkway and Via Alba, within the Residential land use district of the Piemonte
Overlay district of the Ontario Center Specific Plan. (APN: 0210-204-26); submitted by LCD Residential
at Ontario, LLC.

Prepared By: Luis E. Batres, Senior Plan
Phone: 909.395.2431 (direc
Email: Lbatres@ontarioca.gov

The Planning Department, Land Development Section, conditions of approval applicable to the
above-described Project, are listed below. The Project shall comply with each condition of approval listed
below:

1.0 Standard Conditions of Approval. The project shall comply with the Standard Conditions for New
Development, adopted by City Council Resolution No. 2017-027 on April 18, 2017. A copy of the Standard
Conditions for New Development may be obtained from the Planning Department or City Clerk/Records
Management Department.

2.0 Special Conditions of Approval. In addition to the Standard Conditions for New Development
identified in condition no. 1.0, above, the project shall comply with the following special conditions of
approval:

21 Time Limits.

(a) Tentative Parcel/Tract Map approval shall become null and void 2 years following
the effective date of application approval, unless the final parcel/tract map has been recorded, or a time
extension has been approved by the Planning Commission pursuant to Development Code Section
2.02.025 (Time Limits and Extensions). This Permit does not supersede any individual time limits specified
herein for performance of specific conditions or improvements.

2.2 Subdivision Map.

(a) The Final Tract/Parcel Map shall be in conformance with the approved Tentative
Tract/Parcel Map on file with the City. Variations from the approved Tentative Tract/Parcel Map may be
reviewed and approved by the Planning Department. A substantial variation from the approved Tentative
Tract/Parcel Map may require review and approval by the Planning Commission, as determined by the
Planning Director.
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(b) Tentative Tract/Parcel Map approval shall be subject to all conditions,
requirements and recommendations from all other departments/agencies provided on the attached
reports/memorandums.

(c) The subject Tentative Tract/Parcel Map for condominium purposes shall require
the recordation of a condominium plan concurrent with the recordation of the Final Tract/Parcel Map and
CC&Rs.

(d) Pursuant to California Government Section 66474.9, the subdivider agrees that it
will defend, indemnify, and hold harmless the City of Ontario or its agents, officers and employees from any
claim, action or proceeding against the City of Ontario or its agents, officers or employees to attack, set
aside, void or annul any approval of the City of Ontario, whether by its City Council, Planning Commission
or other authorized board or officer of this subdivision, which action is brought within the time period
provided for in Government Code Section 66499.37. The City of Ontario shall promptly notify the subdivider
of any such claim, action or proceeding and the City of Ontario shall cooperate fully in the defense.

2.3 General Requirements. The Project shall comply with the following general requirements:

(a) All construction documentation shall be coordinated for consistency, including, but
not limited to, architectural, structural, mechanical, electrical, plumbing, landscape and irrigation, grading,
utility and street improvement plans. All such plans shall be consistent with the approved entitlement plans
on file with the Planning Department.

(b) The project site shall be developed in conformance with the approved plans on file
with the City. Any variation from the approved plans must be reviewed and approved by the Planning
Department prior to building permit issuance.

2.4 Covenants, Conditions and Restrictions (CC&Rs)/Mutual Access and Maintenance
Agreements.

(a) CC&Rs shall be prepared for the Project and shall be recorded prior to the
issuance of a building permit.

(b) The CC&Rs shall be in a form and contain provisions satisfactory to the City. The
articles of incorporation for the property owner's association and the CC&Rs shall be reviewed and
approved by the City.

(c) CC&Rs shall ensure reciprocal parking and access between parcels.
(d) CC&Rs shall ensure reciprocal parking and access between parcels, and common
maintenance of:
(i) Landscaping and irrigation systems within common areas:
(ii) Landscaping and irrigation systems within parkways adjacent to the

project site, including that portion of any public highway right-of-way between the property line or right-of-
way boundary line and the curb line and also the area enclosed within the curb lines of a median divider
(Ontario Municipal Code Section 7-3.03), pursuant to Ontario Municipal Code Section 5-22-02;

(iii) Shared parking facilities and access drives: and

(iv) Utility and drainage easements.

(e) CC&Rs shall include authorization for the City’s local law enforcement officers to
enforce City and State traffic and penal codes within the project area.

(f) The CC&Rs shall grant the City of Ontario the right of enforcement of the CC&R
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provisions.

(g) A specific methodology/procedure shall be established within the CC&Rs for
enforcement of its provisions by the City of Ontario, if adequate maintenance of the development does not
occur, such as, but not limited to, provisions that would grant the City the right of access to correct
maintenance issues and assess the property owners association for all costs incurred.

25 Disclosure Statements.

(a) A copy of the Public Report from the Department of Real Estate, prepared for the
subdivision pursuant to Business and Professions Code Section 11000 et seq., shall be provided to each
prospective buyer of the residential units and shall include a statement to the effect that:

(i) This tract is subject to noise from the Ontario International Airport and may
be more severely impacted in the future.

2.6 Environmental Review.

(a) The environmental impacts of this project were previously reviewed in conjunction
with File No. PSPA16-003, a Specific Plan Amendment to the Piemonte Overlay of the Ontario Center
Specific Plan for which a Mitigated Negative Declaration was previously adopted by the City Council on
May 16, 2017. This application introduces no new significant environmental impacts. The City's "Guidelines
for the Implementation of the California Environmental Quality Act (CEQA)" provide for the use of a single
environmental assessment in situations where the impacts of subsequent projects are adequately
analyzed. The previously adopted mitigation measures shall be a condition of project approval and are
incorporated herein by this reference.

(b) If human remains are found during project grading/excavation/construction
activities, the area shall not be disturbed until any required investigation is completed by the County Coroner
and Native American consultation has been completed (if deemed applicable).

(c) If any archeological or paleontological resources are found during project
grading/excavation/construction, the area shall not be disturbed until the significance of the resource is
determined. If determined to be significant, the resource shall be recovered by a qualified archeologist or
paleontologist consistent with current standards and guidelines, or other appropriate measures
implemented.

2.7 Indemnification. The applicant shall agree to defend, indemnify and hold harmless, the City
of Ontario or its agents, officers, and employees from any claim, action or proceeding against the City of
Ontario or its agents, officers or employees to attack, set aside, void or annul any approval of the City of
Ontario, whether by its City Council, Planning Commission or other authorized board or officer. The City of
Ontario shall promptly notify the applicant of any such claim, action or proceeding, and the City of Ontario
shall cooperate fully in the defense.

28 Applicant shall submit to this department/office an electronic copy of the final approved

map.
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CITY OF A
ONTARIO

ENGINEERING DEPARTMENT
CONDITIONS OF APPROVAL

(Engineering Services Division [Land Development Section and Environmental Section], Traffic & Transportation Division, Ontario
Municipal Utilities Company and Broadband Operations & Investment and Revenue Resources Department Conditions incorporated)

X DEVELOPMENT | [] PARCEL MAP Xl TRACT MAP
PLAN
[] OTHER (X] FOR CONDOMINIUM PURPOSES

PROJECT FILE NO. TM-20303

RELATED FILE NO(S). PMTT19-019; PDEV19-061

[XIORIGINAL [] REVISED: / /

CITY PROJECT ENGINEER & PHONE NO: Bryan Lirley, P.E., Principal Engineer@/
(909) 395-2137

CITY PROJECT PLANNER & PHONE NO: Luis Batres, Senior Planner
(909) 395-2431

DAB MEETING DATE: December 7, 2020

PROJECT NAME / DESCRIPTION: TM-20303, a Tentative Tract Map for

condominium purposes, on 4.63 acres
of land within the Ontario Center-
Plemonte Overlay Specific Plan area

LOCATION: Northeast corner of Ontario Center
Parkway and Via Alba

APPLICANT: LCD Reslidential at Ontario LLC.

\
REVIEWED BY: g \J =
Yooy T UAY
Raymand Lee, P.E. Date
Assistant City Engineer
APPROVED BY: iy /
C.—77 = lf~ [T
Khoi Do, P.E. Date
City Engineer

Last Revised: 11/19/2020
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o ""’t‘,{‘

THIS PROJECT SHALL COMPLY WITH THE REQUIREMENTS SET FORTH IN THE GENERAL STANDARD
CONDITIONS OF APPROVAL ADOPTED BY THE CITY COUNCIL (RESOLUTION NO. 2017-027) AND THE
PROJECT SPECIFIC CONDITIONS OF APPROVAL SPECIFIED IN HEREIN. ONLY APPLICABLE CONDITIONS OF
APPROVAL ARE CHECKED. THE APPLICANT SHALL BE RESPONSIBLE FOR THE COMPLETION OF ALL
APPLICABLE CONDITIONS OF APPROVAL PRIOR TO FINAL MAP APPROVAL, ISSUANCE OF PERMITS AND/OR
OCCUPANCY CLEARANCE, AS SPECIFIED IN THIS REPORT.

L, APPLICANT SHALL: ' Check When

Complete
|:| 1.01  Dedicate to the City of Ontario, the right-of-way, described below: D

feeton

Property line comer ‘cut-back’ required at the intersection of
and

X] 1.02 Dedicate to the City of Ontario, the following easement(s): Curb-to-curb public utility |:|
easements for the public domestic water mains and public sewer mains proposed within the
private interior streets/drives of the proposed tract.

1.03  Restrict vehicular access to the site as follows:

1
[] 104 Vacate the following street(s) and/or easement(s):
]

1.05  Submit a copy of a recorded private reciprocal use agreement or easement. The agreement or
easement shall ensure, at a minimum, common ingress and egress and joint maintenance of all
common access areas and drive aisles.

000

P 1.06 Provide (original document) Covenants, Conditions and Restrictions (CC&Rs) as applicable to ]
the project and as approved by the City Attorney and the Engineering and Planning
Departments, ready for recordation with the County of San Bernardino. The CC&Rs shall
provide for, but not be limited to, common ingress and egress, joint maintenance responsibllity
for all common access improvements, common facilities, parking areas, utilities, median and
landscaping improvements and drive approaches, in addition to maintenance requirements
established in the Water Quality Management Plan (WQMP), as applicable to the project. The
CC&Rs shall also address the maintenance and repair responsibility for public
improvements/utilities (sewer, water, storm drain, recycled water, etc.) located within open
space/easements. In the event of any maintenance or repair of these facilities, the City shall
only restore disturbed areas to current City Standards.

[] 1.07 For all development occurring south of the Pomona Freeway (60-Freeway) and within the specified [ ]
boundary limits (per Boundary Map found at hitp/ficeplumecieanup.com/), the property
developer/owner is made aware of the South Archibald Trichioroethylene (TCE) Plume “Disclosure
Letter”. Property owner may wish to provide this Letter as part of the Real Estate Transfer Disclosure
requirements under Califomia Civil Code Section 1102 et seq. This may include notifications in the
Covenants, Conditions and Restrictions (CC&Rs) or other documents related to property transfer and
disclosures. Additional information on the plume is available from the Santa Ana Regional Water
Quality Control Board at hitp://geotracker. waterboards.ca.gov/profile report?global id=T10000004658.

[C] 1.08 File an application for Reapportionment of Assessment, together with payment of a reapportionment ]
processing fee, for each existing assessment district listed below. Contact the Financial Services
Department at (909) 395-2124 regarding this requirement.
(1)
(@) _

[[] 109 Prepare a fully executed Subdivision Agreement (on City approved format and forms) with ()
accompanying security as required, or complete all public improvements.

Last Revised 11/25/2020 Page 2 of 14
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AL
)
Q G

E 1.10  Provide a monument bond (i.e. cash deposit) in an amount calculated by the City’s approved D
cost estimate spreadsheet (available for download on the City’s website: www.ci.ontario.ca.us)
or as specified in writing by the applicant’s Registered Engineer or Licensed Land Surveyor of
Record and approved by the City Engineer, whichever is greater.

] 1.11  Provide a preliminary title report current to within 30 days. D

E 112  File an application, together with an initial deposit (if required), to establish a Community Il

Facilities District (CFD) pursuant to the Mello-Roos Community Facliities District Act of 1982,
The application and fee shall be submitted a minimum of four (4) months prior to final
subdivision map approval, and the CFD shall be established prior to final subdivision map
approval or issuance of building permits, whichever occurs first. The CFD shall be established
upon the subject property to provide funding for various Clty services. An annual special tax
shall be levied upon each parcel or lot in an amount to be determined. The special tax will be
collected along with annual property taxes. The City shall be the sole lead agency in the
formation of any CFD. Contact Investment and Revenue Resources at (909) 395-2353 to initiate
the CFD application process.

[:| 113 New Model Colony (NMC) Developments: D

[ 1) Provide evidence of final cancellation of Williamson Act contracts associated with this tract, prior

to approval of any final subdivision map. Cancellation of contracts shall have been approved by the City
Council.

[ 2) Provide evidence of sufficient storm water capacity availability equivalents (Certificate of Storm
Water Treatment Equivalents).

0 3) Provide evidence of sufficient water availability equivalents (Certificate of Net MDD Availability).

(] 1.14 Other conditions: ]
1) Developer/applicant shall ensure that the project is developed in accordance with all
requirements of the underlying Parcel Map No.17550 and the Ontario Center Specific Plan.

2) Developer/applicant shall ensure that the tentative tract map and development plan
conforms to the final Utility Systems Map, based on the conceptual map, dated 8/4/2020.
The final Utility Systems Map shall be submitted for review and approval with the precise
grading plan.

PRIOR TO ISSUANCE OF ANY PERMITS, APPLICANT SHALL:

A. GENERAL
( Permits includes Grading, Building, Demolition and Encroachment )

2.01 Record Parcel Map/Tract Map No. 20303 pursuant to the Subdivision Map Act and in accordance D
with the City of Ontario Municipal Code.

X X

202 Submit a duplicate photo mylar of the recorded map to the City Engineer's office.

X

[
2.03  Note that the subject parcel is a recognized parcel in the City of Ontario ]
Per Parcel 23 of Parcel Map No. 17550 as recorded in Book 216 of Parcel Maps, pages 7-20,
inclusive in the Office of the County Recorder, County of San Bernardino, California.

D 2.04 Note that the subject parcel is an ‘unrecognized' parcel in the City of Ontario and shall require a [:[
Certificate of Compliance to be processed unless a deed is provided cenfiming the existence of the
parcel prior to the date of g
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|:] 2.05  Apply for a: [] Certificate of Compliance with a Record of Survey; [ Lot Line Adjustment ]

[ Make a Dedication of Easement.

[:] 206 Provide (original document) Covenants, Conditions and Restrictions (CC&R's), as applicable to the
project, and as approved by the City Attomey and the Engineering and Planning Departments, ready
for recordation with the County of San Bemardino. The CC&R's shall provide for, but not be limited to,
common ingress and egress, joint maintenance of all common access improvements, common
facilities, parking areas, ufilities and drive approaches in addition to maintenance requirements
established in the Water Quality Management Plan ( WQMP), as applicable to the project.

D 2.07 For all development occurring south of the Pomona Freeway (60-Freeway) and within the specified ]
boundary limits (per Boundary Map found at htip:iceplumecieanup.com/), the property
developer/owner is made aware of the South Archibald Trichloroethylene (TCE) Plume “Disclosure
Letter”. Property owner may wish to provide this Letter as part of the Real Estate Transfer Disclosure
requirements under Califomia Civil Code Section 1102 et seq. This may include nofifications in the
Covenants, Conditions and Restrictions (CC&Rs) or other documents related to property transfer and
disclosures. Additional information on the plume is available from the Santa Ana Regional Water
Quality Control Board at hiip:/geotracker waterboards ca gov/profile_report?global_id=T10000004658.

2.08 Submit a soils/geology report. D

O X

208  Other Agency Permit/Approval: Submit a copy of the approved permit and/or other form of approval of [:]
the project from the following agency or agencies:

I:] State of California Department of Transportation (Caltrans)

[L] san Bemardino County Road Department (SBCRD)

[[] san Bemardino County Flood Control District (SBCFCD)

D Federal Emergency Management Agency (FEMA)

l:] Cucamonga Valley Water District (CVWD) for sewer/water service
[] United States Army Corps of Engineers (USACE)

[] califomia Department of Fish & Game

[ inland Empire Utilities Agency (IEUA)

D Other:

[J 210 Dedicate to the City of Ontario the right-of-way described below: D

feet on

Property line corner “cut-back’ required at the intersection of

and o
[0 211 Dedicate to the City of Ontario the following easement(s): O
[] 212 New Model Colony (NMC) Developments: O

[J 1) Submit a copy of the permit from the San Bemardino County Health Department to the
Engineering Department and the Ontaro Municipal Utilities Company (OMUC) for the
destruction/abandonment of the on-site water well. The well shall be destroyed/abandoned in
accordance with the San Bernardino County Health Department guidelines.

[ 2) Make a formal request to the City of Ontario Engineering Department for the proposed temporary
use of an existing agricultural water well for purposes other than agriculturs, such as grading, dust
control, etc. Upon approval, the Applicant shall enter into an agreement with the City of Ontaric and pay
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Project Engineer: B. Lirley 1
Date: December 7, 2020 T

any applicable fees as set forth by said agreement.

[J 3) Design proposed retaining walls to retain up to a maximum of three (3) feet of earth. In no case
shall a wall exceed an overall height of nine (9) feet (i.e. maximum 6-foot high wall on top of a
maximum 3-foot high retaining wall,

<] 213  Submit a security deposit to the Engineering Department to guarantee construction of the D
public improvements required herein valued at 100% of the approved construction cost
estimate. Security deposit shall be in accordance with the City of Ontario Municipal Code.
Security deposit will be eligible for release, in accordance with City procedure, upon completion
and acceptance of said public improvements.

XI 214 The applicant/developer shall submit all necessary survey documents prepared by a Licensed D
Surveyor registered in the State of California detalling all existing survey monuments in and
around the project site. These documents are to be reviewed and approved by the City Survey
Office.

X] 215 Payan Development Impact Fees (DIF) to the Building Department. Storm Drain Development D
Impact Fee shall be paid to the Building Department. Final fee shall be determined based on the
approved site plan.

[C] 216 Other conditions:

Last Revised 11/25/2020 Page 50f 14
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X

B. PUBLIC IMPROVEMENTS
(See attached Exhibit ‘A’ for plan check submittal requirements.)

217

Design and construct full public improvements

In accordance with the City of Ontario Municipal

Code, current City standards and specifications, master plans and the adopted specific plan for

the area, if any. These public improvements shall

(checked boxes):

include, but not be limited to, the following

Last Revised 11/25/2020

Improvement StreI:tt;%c:u - Street 2 Street 3 Street 4
[:] New; ___ ft. D New; 1t D New; _ ft. D New; ___ ft.
from C/L from C/L from C/L from C/L
Replace Replace Replace Replace
Curb and Gutter damaged damaged damaged damaged
Remove Remove Remove Remove
and replace and replace and replace and replace
[:l Replacement I:I Replacement D Replacement D Replacement
[] widen Widen Widen Widen
additional feet additional feet additional feet additional feet
AC Pavement along frontage, along frontage, along frontage, along frontage,
including pavm’t including pavm’t including pavm't including pavm't
transitions transitions transitions transitions
D New D New D New D New
Pg?ugf‘lf“;fe"‘ [ Modify [ modify ] Modify ] Moy
On!y)o existing existing existing existing
D New D New D New D New
Drive Approach L__] Remove Remove D Remove D Remove
and replace and replace and replace and replace
[] New D New D New D New
Sidewalk D Remove Remove D Remove D Remove
and replace and replace and replace and replace
D New D New I:I New [:| New
ADA Access D Remove I:l Remove D Remove D Remove
Ramp and replace and replace and replace and replace
I:] Trees D Trees D Trees |:| Trees
Parkway D Landscaping D Lapdsca_ping D Lanqscaping D Lan&?scaping
(wiirrigation) {whirrigation) (whirrigation) | (w/irrigation)
I:] New D New D New D New
Raised [ rRemove D Remove ] remove [ Remove
Landscaped and replace and replace and replace and replace
Median
: New D New / D New / D New /
Fire Hydrant D Relozatioh Upgrade Upgrade Upgrade
Relocation Relocation D Relocation
Page 6 of 14
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i

a

-
snd <] Main [ ] main L] Main (] main
(see Sec.2.c) | L] Lateral [ Lateral (] Lateral ] Lateral
o Main ] main ] Main (] main
(see 32:"2.0) D Service D Service [:, Service D Service
I:l Main D Main D Main D Main
R(esecyecslegc.vgj’;‘)’r ] service [ service [] service [ senvice
: D New D New l____l New [:I New
T“’gy'cstiﬁ"a' ] Modify ] Modty ] Modify ] Modify
(see Sec. 2.F) existing existing existing existing
D New D New D New D New
Traffic Signing | [™] oty (] Modiry [T Mouify [ modify
(:::Sse%?g?:) existing existing existing existing
D New / D New / D New / D New /
Street Light Upgrade Upgrade Upgrade Upgrade
(see Sec. 2.F) Relocation | [_] Relocation Relocation Relocation
I:l New D New I:I New L___| New
B"STSJ;”_;?“ o | [ Modify ] Modity ] Modify ] Modify
(see Sec. 2.F) existing existing existing existing
Storm Drain D Main D Main D Main D Main
(see Sec. 2G) D Lateral [:I Lateral D Lateral D Lateral
Fiber Opics | L] Conduit/ | [JConduit/ | [] Conduit/ | [ Conduit/
(see Sec. 2K) Appurtenances Appurtenances Appurtenances Appurtenances
s D Underground D Underground D Underground [:’ Underground
et e D Relocate D Relocate D Relocate D Relocate
Removal of
Improvements
Other o
Improvements

Specific notes for improvements listed in item no. 217, above:

Construct a 2" asphalt concrete (AC) grind and overlay on the following street(s):

O
O

Reconstruction of the full pavement structural section, per City of Ontario Standard Drawing number
1011, may be required based on the existing pavement condition and final street design. Minimum
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ok :‘_v’_h

limits of reconstruction shall be along property frontage, from street centerline to curb/gutter.

D 220 Make arrangements with the Cucamonga Valley Water District (CVWD) fo provide [ water service
[J sewer service to the site. This property is within the area served by the CYWD and Applicant shall
provide documentation to the City verifying that all required CVWD fees have been paid.

O

N

221 Qverhead utilities shall be under-grounded, in accordance with Title 7 of the City's Municipal Code
(Ordinance No. 2804 and 2892). Developer may pay in-lieu fee, approximately , for
undergrounding of utilities in accordance with Section 7-7.303.e of the City's Municipal Code.

O

2.22  Other conditions:

C. SEWER

2.23  An 8-inch sewer main is available for connection by this project within a public utility easement
in Via Alba, private street. (Ref: Sewer plan bar code: S$1 3828)

2.24  Design and construct a sewer main extension. A sewer main is not available for direct connection. The
closest main is approximately feet away.

OO0 X 0O
OO0 O Od

2.25  Submit documentation that shows expected peak loading values for modeling the impact of the subject
project to the existing sewer system. The project site is within a deficient public sewer system area.
Applicant shall be responsible for all costs associated with the preparation of the model. Based on the
results of the analysis, Applicant may be required to mitigate the project impact to the deficient public
sewer system, including, but not limited to, upgrading of existing sewer main(s), construction of new
sewer main(s) or diversion of sewer discharge to another sewer.

X] 2.26 Other conditions:
1)  Sewer mains within this development shall be designed to meet the requirements of
Section 4-8 of the City's Master Plan of Sewer.

O

2) The on-site sewer mains and manholes within this development shall be public, within a
public utility easement and as such, shall be publicly maintained.

3) The Tract Map sewer mains design shall follow the TTM20203 SSAMP, dated 06/18/2020,
and any deviation from this design shall require the SSAMP to be updated and resubmitted
to OMUC for review and approval. In accordance with the SSAMP sewer system design
and velocities, submit a Utility Variance Request for the deviation from standard depths
and minimum velocity criterion with the submittal of the sewer improvement plans.

D. WATER

] 227 A 12-inch water main is avallable for connection by this project within a public utility easement |:]
in Via Alba, private street and Ontario Center Parkway. (Ref: Water plan bar codes: W13050 and

W13055)
|:| 2.28  Design and construct a water main extension. A water main is not available for direct connection. The |:]
closest main is approximately feet away.
[X] 229 Other conditions: ]
1)  Developer/applicant shall submit an application for a Fire Flow Test to the Ontario Fire
Department.

2) Each individual building (1, 2, 3, 4, 5, 6, 7, 8) shall be served by its own separate potable
water service with a master meter & backflow preventer and submetering for each
residential unit.

3) The on-site potable water mains within this development shall be public, within a public
utility easement and as such, shall be publicly maintained. All public potable water lines
shall be ductile iron or CML&C.
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E. RECYCLED WATER

X 230 An 8-inch recycled water main is available for connection by this project within a public utility ]
easement in Via Alba, private street. (Ref: Recycled Water plan bar code: P10078)

E 2.31  Design and construct an on-site recycled water system for this project. A recycled water main
does exist in the vicinity of this project.

|:| 2.32  Design and construct an on-site recycled water ready system for this project. A recycled water main D
does not curently exist in the vicinity of this project, but is planned for the near future. If Applicant
would like to connect to this recycled water main when it becomes available, the cost for the connection
shall be bome solely by the Applicant.

g 233 Submit two (2) hard copies and one (1) electronic copy, in PDF format, of the Engineering []
Report (ER), for the use of recycled water, to the OMUC for review and subsequent submittal to
the California Department of Public Health (CDPH) for final approval.

O

Note: The OMUC and the CDPH review and approval process will be approximately three (3)
months. Contact the Ontario Municipal Utilities Company at (909) 395.2647 regarding this
requirement.

[[] 234 Other conditions: ]

F. TRAFFIC / TRANSPORTATION

[] 235 Submita focused traffic impact study, prepared and signed by a Traffic/Civil Engineer registered in the D
State of California. The study shall address, but not be limited to, the following issues as required by
the City Engineer:
1. On-site and off-site circulation
2. Traffic level of service (LOS) at ‘build-out’ and future years
3. Impact at specific intersections as selected by the City Engineer

[

2.36  New traffic signal installations shall be added to Southem California Edison (SCE) customer account |:]
number # 2-20-044-3877,
2,37  Other conditions: [l
1)  The Applicant/Develaper shall be responsible to replace any existing street light fixtures
along the property frontage on Ontario Center Parkway and Concours Street with the
current City-approved LED equivalent fixture. Please refer to the Traffic and Transportation
Design Guidelines Section 1.4 - Street Light Plans.

4

2) Existing parking restrictions along Ontario Center Parkway and Concours Street are to
remain in place upon development of the project site.

G. DRAINAGE / HYDROLOGY

@ 2,38 A48 inch storm drain lateral is available to accept flows from this project in Concours Street ['_':|
(Ref: Storm Drain plan bar code: D1 1440). All onsite storm drain shall be considered private
and thereby privately maintained.

[[] 233 Submita hydrology study and drainage analysis, prepared and signed by a Civil Engineer registered in [l
the State of California. The study shall be prepared in accordance with the San Bemardino County
Hydrology Manual and City of Ontario standards and guidelines. Additional drainage facilities,
including, but not limited to, improvements beyond the project frontage, may be required to be designed
and constructed, by Applicant, as a result of the findings of this study.

D 2.40 An adequate drainage facility to accept additional runoff from the site does not currently exist |:|
downstream of the project. Design and construct a storm water detention facility on the project site.

100 year post-development peak flow shall be attenuated such that it does not exceed 80% of pre-
development peak flows, in accordance with the approved hydrology study and improvement plans.
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O

241  Submit a copy of a recorded private drainage easement or drainage acceptance agreement to the E]
Engineering Department for the acceptance of any increase to volume and/or concentration of historical
drainage flows onto adjacent property, prior to approval of the grading plan for the project.

242  Comply with the City of Ontario Flood Damage Prevention Ordinance (Ordinance No. 2408). The |:|
project site or a portion of the project site is within the Special Flood Hazard Area (SFHA) as indicated
on the Flood Insurance Rate Map (FIRM) and is subject to flooding during a 100 year frequency storm.
The site plan shall be subject to the provisions of the National Flood Insurance Program.

2.43  Other conditions: D

H. STORM WATER QUALITY / NATIONAL POLLUTANT DISCHARGE AND ELIMINATION SYSTEM
(NPDES)

244 401 Water Quality Certification/404 Permit — Submit a copy of any applicable 401 Certification or 404 D
Permit for the subject project to the City project engineer. Development that will affect any body of
surface water (i.e. lake, creek, open drainage channel, etc.) may require a 401 Water Quality
Certification from the California Regional Water Quality Control Board, Santa Ana Region (RWQCB)
and a 404 Permit from the United States Army Corps of Engineers (USACE). The groups of water
bodies classified in these requirements are perennial (flow year round) and ephemeral (flow during rain
conditions, only) and include, but are not limited to, direct connections into San Bemardino County
Flood Contral District (SBCFCD) channels.

If a 401 Certification and/or a 404 Permit are not required, a letter confirming this from Applicant's
engineer shall be submitted.
Contact information: USACE (Los Angeles District) (213) 452-3414; RWQCB (951) 782-4130.

245  Submit a Water Quality Management Plan (WQMP). This plan shall be approved by the D
Engineering Department prior to approval of any grading plan. The WQMP shall be submitted,
utilizing the current San Bernardino County Stormwater Program template, available at:
hjg:llww.sbcountyqow‘dpwilandlnpdes.asp.

246 Deslgn and construct a Connector Pipe Trash Screen or equivalent Trash Treatment Control [:]
Device, per catch basin located within or accepting flows tributary of a Priority Land Use (PLU)
area that meets the Full Capture System definition and specifications, and is on the Certified
List of the State Water Resources Control Board. The device shall be adequately sized per catch
basin and include a deflector screen with vector control access for abatement application,
vertical support bars, and removable component to facilitate maintenance and cleaning.

247  Other conditions: D

J. SPECIAL DISTRICTS

2.48 File an application, together with an initial deposit (if required), to establish a Community Facilities D

District (CFD) pursuant to the Mello-Roos Community Facilities District Act of 1982. The application
and fee shall be submitted a minimum of four (4) months prior to final subdivision map approval, and
the CFD shall be established prior to final subdivision map approval or issuance of building permits,
whichever occurs first. The CFD shall be established upon the subject property to provide funding for
various City services. An annual special tax shall be levied upon each parcel or lot in an amount to be
determined. The special tax will be collected along with annual property taxes. The City shall be the
sole lead agency in the formation of any CFD. Contact Investment and Revenue Resources at (909)
395-2353 to initiate the CFD application process.

249  Other conditions:

K. FIBER OPTIC

2.50  Design and construct fiber optic system to provide access to the City’s conduit and fiber optic system ]:_|
per the City's Fiber Optic Master Plan. Building entrance conduits shall start from the closest
OntarioNet hand hole constructed along the project frontage in the ROW and shall terminate in the
main telecommunications room for each building. Conduit infrastructure shall interconnect with the

Last Revised 11/25/2020 Page 10 of 14

Item B - 56 of 99



Project File No. TM-20303 SulAk,
Project Engineer: B. Lirley
Date: December 7, 2020 :

primary and/or secondary backbone fiber optic conduit system at the nearest OntarioNet hand hole.
Generally located , see Fiber Optic Exhibit herein.

[] 251 Refer to the City's Fiber Optic Master Plan for design and layout guidelines. Contact the Broadband ]
Operations Department at (909) 395-2000, regarding this requirement.

L. Solid Waste
g 2,52  Onsite solid waste shall be designed in accordance with the City’s Solid Waste Manual location [:l
at:

http://www.ontarioca.qgov/municipal-utilities-com pany/solid-waste

(4 253 Other conditions: O

1) Integrated Waste and Organics Recycling: This site shall comply with the requirements of
State Assembly Bill AB 1826 and AB 341, the Integrated Waste Department, and the Refuse
& Recycling Planning Manual which can be found at
https:/liwww.ontarioca.qoviomuciintegrated-waste. The City of Ontario is dedicated to

meeting its diversion goals, please contact the Integrated Waste Department at (909) 395-
2050 to start.

a. Each residential unit shall be provided with two (2) 96-gallon automated cans
(refuse and recycling) and corresponding storage and staging space.

b. The project site shall be provided one (1) 4-cubic yard bin (organics) for community
organic waste collection within a trash enclosure.

¢. Park/Recreation Space: If there are going to be structures or amenities that
generate solid waste (BBQs, picnic tables, refuse receptacles, etc.) in the park or
recreatlon areas, then a trash enclosure for 96-gallon automated cans shall be
provided by the project for storage of solid waste generated by these uses and for
collection by the City.

2, Solid Waste Collections: The Developer shall provide all buyers an informational disclosure
with map exhibit showing the designated can placement locations for collections for their
units. This informational disclosure with map exhibit shall be submitted with Precise
Grading Plan for review and approval of Ontario Municipal Utility Company.

3. Final Solid Waste Handling Plan (SWHP): The TTM-20303 Solid Waste Handling Plan, dated
06/04/2020, shall be updated to meet all conditions and revised into a Final SWHP. A Final
SWHP shall be submitted for review and approval with the Precise Grading Plan. The
SWHP shall demonstrate compliance with the “Solid Waste Handling Plan Requirements”.

4. Final Integrated Waste Management Report (IWMR): The TTM-20303 Integrated Waste
Management Report, dated 06/04/2020, shall be updated to meet all other conditions and
revised into a Final IWMR. A Final IWMR shall be submitted for review and approval with
the Precise Grading Plan. The IWMR shall demonstrate compliance with the “Integrated
Waste Management Report Requirements”.
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TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY, APPL CANT SHALL:
Set new monuments in place of ay monuments that have been damaged or destroyed as a D
result of construction of the subject project. Monuments shall be set in accordance with City
of Ontario standards and to the satisfaction of the City Engineer.

@ 3.02 Complete all requirements for recycled water usage. ]

X 1) Procure from the OMUC a copy of the letter of confirmation from the California
Department of Public Health (CDPH) that the Engineering Report (ER) has been reviewed and
the subject site is approved for the use of recycled water.

X 2) Obtain clearance from the OMUC confirming completion of recycled water
improvements and passing of shutdown tests and cross connection inspection, upon
avallability/usage of recycled water.

B 3) Complete education training of on-site personnel in the use of recycled water, in
accordance with the ER, upon availability/usage of recycled water.

g 3.03  The applicant/developer shall submit all final survey documents prepared by a Licensed J
Surveyor registered in the State of Californla detailing all survey monuments that have been
preserved, revised, adjusted or set along with any maps, corner records or Records of Survey
needed to comply with these Conditions of Approvals and the latest edition of the California
Professional Land Survey Act. These documents are to be reviewed and approved by the City
Survey Office,

|:| 3.04 NMC Projects: For developments located at an intersection of any two collector or arterial streets, D
the applicant/developer shall set a monument if one does not already exist at that intersection.

Contact the City Survey office for information on reference benchmarks, acceptable methodology and
required submittals.

X 3.05 Confirm payment of all Development Impact Fees (DIF) to the Building Department. O

g 3.06 Submit electronic copies (PDF and Auto CAD format) of all approved improvement plans, studie [j
and reports (i.e. hydrology, traffic, WQMP, etc.).

PRIOR TO FINAL ACCEPTANCE, APPLICANT SHALL :
Complete all Conditions of Approval listed under Sections 1-3 above. [:]

X

4.02  Pay all outstanding fees pursuant to the City of Ontario Municipal Code, including but not D
limited to, plan check fees, inspection fees and Development Impact Fees.

& 4.03 The applicant/developer shall submit a written request for the City’s final acceptance of the []
project addressed to the City Project Engineer. The request shall state that all Conditions of
Approval have been completed and shall be signed by the applicant/developer. Upon recelpt
of the request, review of the request shall be a minimum of 10 business days. Conditions of
Approval that are deemed incomplete by the City will cause delays in the acceptance process.

<] 4.04  Submit record drawings (mylar and PDF) for all public improvements identified within Section |:|
2 of these Conditions of Approval.
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EXHIBIT ‘A’

ENGINEERING DEPARTMENT
First Plan Check Submittal Checklist

Project Number: PDEV 19-061 , and/or Tract Map No. 20303

The following items are required to be included with the first plan check submittal:
1. A copy of this check list

2. [ Payment of fee for Plan Checking

3. [X One (1) copy of Engineering Cost Estimate (on City form) with engineer’s wet signature and stamp.
4. [ One (1) copy of project Conditions of Approval

5. Include a PDF (electronic submittal) of each required improvement plan at every submittal.

6. Two (2) sets of Potable and Recycled Water demand calculations (include water demand

calculations showing low, average and peak water demand in GPM for the proposed development and
proposed water meter size).

7. [0 Three (3) sets of Public Street improvement plan with street cross-sections
8. [ Three (3) sets of Private Street improvement plan with street cross-sections

9. [X Four (4) sets of Public Water improvement plan (include water demand calculations showing low,
average and peak water demand in GPM for the proposed development and proposed water meter size)

10. Four (4) sets of Recycled Water improvement plan (include recycled water demand calculations

showing low, average and peak water demand In GPM for the proposed development and proposed

water meter size and an exhibit showing the limits of areas being irrigated by each recycled water
meter)

11. X Four (4) sets of Public Sewer improvement plan

12. [ Five (5) sets of Public Storm Drain improvement plan

13. [0 Three (3) sets of Public Street Light improvement plan

14. [ Three (3) sets of Signing and Striping improvement plan

15. [ Three (3) sets of Fiber Optic plan (include Auto CAD electronic submittal)

16. [ Three (3) sets of Dry Utility plans within public right-of-way (at a minimum the plans must show existing and

ultimate right-of-way, curb and gutter, proposed utility location including centerline dimensions, wall to wail

clearances between proposed utility and adjacent public line, street work repaired per Standard Drawing No.
1306. Include Auto CAD electronic submittal)

17. [ Three (3) sets of Traffic Signal improvement plan and One (1) copy of Traffic Signal Specifications with
modified Special Provisions. Please contact the Traffic Division at (909) 395-2154 to obtain Traffic Signal
Specifications.

18. X Two (2) copies of Water Quality Management Plan (WQMP), including one (1) copy of the approved
Preliminary WQMP (PWQMP).

18. [J One (1) copy of Hydrology/Drainage study

20. [X] One (1) copy of Soils/Geology report
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21. Payment for Final Map processing fee

22, [X Three (3) copies of Final Map

23. [X One (1) copy of approved Tentative Map

24. [X One (1) copy of Preliminary Title Report (current within 30 days)

25. [X One (1) copy of Traverse Closure Calculations

26. [X One (1) set of supporting documents and maps (legible coplies): referenced improvement plans (full
size), referenced record final maps/parcel maps (full size, 18”x26”), Assessor’s Parcel map (full size,
11”x17"), recorded documents such as deeds, lot line adjustments, easements, etc.

27. X Two (2) copies of Engineering Report and an electronic file {include PDF format electronic
submittal) for recycled water use

28. [] Other:
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AIRPORT LAND Use CoMPATIBILITY PLANNING ONTARI@-/'

AIRPORT PLANNING

CONSISTENCY DETERMINATION REPORT

Project File No.: PMTT19-019 & PDEV19-061 Reviewed By:
Address: NWC of Ontario Center Pkwy & Concours Street Lorena Mejia
APN: 0210-204-26 PRTRTRET
Existing Land  Vacant 909-395-2276
Use:

Project Planner:
Proposed Land A Tentative Tract Map for condominium purposes and Development Plan to construct Luis Batres
Use: 110 multi-family residential units

- Date: 12/17/19

Site Acreage:  4.63 Proposed Structure Height: N/A '

CDNo.. 2019-081

ONT-IAC Project Review: N/A
Airport Influence Area: ONT

PALU No.: N/a

The project is impacted by the following ONT ALUCP Compatibility Zones:

Safety Noise Impact Airspace Protection Overflight Notification
() Zone1 75+ dB CNEL High Terrain Zone | Avigation Easement
O £ I: Dedication
() zone1a () 70-75dB CNEL V' | FAA Notification Surfaces Recorded Overfiight
Notificati
Zone 2 65 - 70 dB CNEL \/ Airspace Obstruction otfiication
Surfaces / Real Estate Transaction
Zone 3 . Disclosure
|: :’ e EedBICNEL E Airspace Avigation
| Easement Area

Allowable -
O Zone 5 Height: 75FT

O Zone | O Zone 2 O Zone 3 O Zone 4 O Zone 5 ]:, Zone 6

Allowable Height:

CONSISTENCY DETERMINATION

This proposed Project is: O Exempt from the ALUCP O Consistent @ Consistent with Conditions O Inconsistent

The proposed project is located within the Airport Influence Area of Ontario International Airport (ONT) was evaluated
and found to be consistent with the policies and criteria of the Airport Land Use Compatibility Plan (ALUCP) for ONT.

Real Estate Transaction Disclosure Required

o Sy

Page 1 Form Updated: March 3, 2016

Airport Planner Signature:
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AIRPORT LAND Ust CompaTiBILITY PianNinG  [TEERED

CONSISTENCY DETERMINATION REPORT AL N

Prosect ConbpiITIONS

The proposed project is located within the Airport Influence Area of Ontario International Airport (ONT) and was
evaluated and found to be consistent with the Airport Land Use Compatibility Plan (ALUCP) for ONT. The applicant
is required to meet the Real Estate Transaction Disclosure in accordance with California Codes (Business and
Professions Code Section 11010-11024). New residential subdivisions within an Airport Influence Area are required
to file an application for a Public Report consisting of a Notice of Intention (NOI) and a completed questionnaire with
the Department of Real Estate and include the following language within the NOI:

NOTICE OF AIRPORT IN VICINITY

This property is presently located in the vicinity of an airport. within what is known as an airport influence area. For
that reason, the property may be subject to some of the annoyances or inconveniences associated with proximity to
airport operations (for example: noise. vibration, or odors). Individual sensitivities to those annoyances can vary from
person 1o person. You may wish to consider what airport annoyances, if any, are associated with the property before
you complete your purchase and determine whether they are acceptable to you.

Page 2 Form Updated: March 3, 2016
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ONTARIO, CALIFORNIA, APPROVING FILE NO. PDEV19-061, A
DEVELOPMENT PLAN TO CONSTRUCT 110 MULTIPLE-FAMILY
RESIDENTIAL UNITS (TOWNHOMES) ON 4.63 GROSS ACRES OF
LAND LOCATED AT THE NORTHEAST CORNER OF ONTARIO CENTER
PARKWAY AND VIA ALBA, WITHIN THE RESIDENTIAL LAND USE
DISTRICT (SUBAREA 15) OF THE PIEMONTE OVERLAY DISTRICT OF
THE ONTARIO CENTER SPECIFIC PLAN, AND MAKING FINDINGS IN
SUPPORT THEREOF—APN: 0210-204-26.

WHEREAS, LCD Residential at Ontario, LLC. ("Applicant") has filed an Application
for the approval of a Development Plan, File No. PDEV19-061, as described in the title of
this Resolution (hereinafter referred to as "Application" or "Project"); and

WHEREAS, the Application applies to 4.63 gross (4.31 net) acres of land generally
located at the northeast corner of Ontario Center Parkway and Via Alba, within the
Residential land use district (Subarea 15) of the Piemonte Overlay district of the Ontario
Center Specific Plan, and is presently vacant; and

WHEREAS, the property to the north of the Project site is within the Commercial
land use district of the Piemonte Overlay district and is developed with a commercial
center. The property to the east is within the Commercial land use district of the Piemonte
Overlay district and is developed with a Sam’s Club retail store. The property to the south
is within the Urban Commercial land use district of the Piemonte Overlay district and is
developed with a parking lot. The property to the west is within the Special Use land use
district of the Piemonte Overlay district and is developed with a hotel; and

WHEREAS, in conjunction with the proposed Development Plan, the Applicant has
submitted a Tentative Tract Map (File No. PMTT19-019/TT 20303) to subdivide the
Project site into a single lot for condominium purposes; and

WHEREAS, the development is composed of ten buildings containing a total of
110 townhouse units at a density of 25.5 dwellings per acre, consistent with the
requirements of the Piemonte Overlay district. Buildings 1 through 10 each contain eleven
dwelling units. Building 11, consist of the community’s public restrooms for the pool and
recreation area and is located near the center of the site; and

WHEREAS, the proposed gated community has one primary point of vehicular
access, located along Via Alba. The gated entry (with a Knox lock for emergency vehicle
access) includes a 6-foot wide landscaped median that divides vehicle lanes of site
ingress and egress; and
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WHEREAS, all residential buildings are proposed at three stories, with an overall
height of approximately 40 feet. The community structure (pool restrooms) is proposed at
one-story, with an overall height of approximately 14 feet; and

WHEREAS, five different floor plans are proposed, which range from 654 to 1,555
square feet in area. Additionally, each dwelling is provided with a separate storage closet,
which range from 329 to 577 cubic feet in size, along with a 160 cubic foot storage space
provided within garages, above each vehicle space. Furthermore, each building is
provided with a bike storage room on the first floor, adjacent to the building’s entry lobby;
and

WHEREAS, off-street parking in the form of enclosed garage spaces and
uncovered surface parking is distributed throughout the project site. A total of 210 off-
street parking spaces are required for the project, which includes 22 guest parking
spaces. The project will provide 246 parking spaces; therefore, exceeding the minimum
number of parking spaces required; and

WHEREAS, the project proposes a contemporary architectural design,
exemplifying the type of high-quality architecture promoted by the Piemonte Overlay
district of the Ontario Center Specific Plan; and

WHEREAS, the Application is a project pursuant to the California Environmental
Quality Act — Public Resources Code Section 21000 et seq. — (hereinafter referred to
as "CEQA") and an initial study has been prepared to determine possible environmental
impacts; and

WHEREAS, the environmental impacts of this project were previously reviewed in
conjunction with File No. PSPA16-003, a Specific Plan Amendment for which a Mitigated
Negative Declaration was adopted by the City Council on May 16, 2017, and this
Application introduces no new significant environmental impacts; and

WHEREAS, the City's "Local Guidelines for the Implementation of the California
Environmental Quality Act (CEQA)" provide for the use of a single environmental
assessment in situations where the impacts of subsequent projects are adequately
analyzed; and

WHEREAS, Ontario Development Code Table 2.02-1 (Review Matrix) grants the
Planning Commission the responsibility and authority to review and act on the subject
Application; and

WHEREAS, the Project has been reviewed for consistency with the Housing

Element of the Policy Plan component of The Ontario Plan, as State Housing Element
law (as prescribed in Government Code Sections 65580 through 65589.8) requires that
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development projects must be consistent with the Housing Element, if upon consideration
of all its aspects, it is found to further the purposes, principals, goals, and policies of the
Housing Element; and

WHEREAS, the Project is located within the Airport Influence Area of Ontario
International Airport, which encompasses lands within parts of San Bernardino, Riverside,
and Los Angeles Counties, and is subject to, and must be consistent with, the policies
and criteria set forth in the Ontario International Airport Land Use Compatibility Plan
(hereinafter referred to as “ALUCP”), which applies only to jurisdictions within San
Bernardino County, and addresses the noise, safety, airspace protection, and overflight
impacts of current and future airport activity; and

WHEREAS, City of Ontario Development Code Division 2.03 (Public Hearings)
prescribes the manner in which public notification shall be provided and hearing
procedures to be followed, and all such notifications and procedures have been
completed; and

WHEREAS, on December 7, 2020, the Development Advisory Board of the City of
Ontario conducted a hearing to consider the Project, and concluded said hearing on that
date, voting to issue Decision No. DAB20-070 recommending the Planning Commission
approve the Application; and

WHEREAS, on December 22, 2020, the Planning Commission of the City of
Ontario conducted a hearing to consider the Project, and concluded said hearing on that
date; and

WHEREAS, all legal prerequisites to the adoption of this Resolution have occurred.

NOW, THEREFORE, IT IS HEREBY FOUND, DETERMINED, AND RESOLVED
by the Planning Commission of the City of Ontario, as follows:

SECTION 1: Environmental Determination and Findings. As the decision-
making authority for the Project, the Planning Commission has reviewed and considered
the information contained in the previous MND and supporting documentation. Based
upon the facts and information contained in the previous MND and supporting
documentation, the Planning Commission finds as follows:

(1)  The environmental impacts of this project were previously reviewed in
conjunction with File No. PSPA16-003, for which a Mitigated Negative Declaration (MND)
was adopted by the City Council on May 16, 2017; and

(2) The previous MND contains a complete and accurate reporting of the
environmental impacts associated with the Project; and
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(3) The previous MND was completed in compliance with CEQA and the
Guidelines promulgated thereunder; and

(4) The previous MND reflects the independent judgment of the Planning
Commission; and

(5) The proposed project will introduce no new significant environmental
impacts beyond those previously analyzed in the previous MND, and all mitigation
measures previously adopted with the MND, are incorporated herein by this reference.

SECTION 2: Subsequent or Supplemental Environmental Review Not
Required. Based on the information presented to the Planning Commission, and the
specific findings set forth in Section 1, above, the Planning Commission finds that the
preparation of a subsequent or supplemental MND is not required for the Project, as the
Project:

(1)  Does not constitute substantial changes to the MND that will require major
revisions to the MND due to the involvement of new significant environmental effects or
a substantial increase in the severity of previously identified significant effects; and

(2)  Does not constitute substantial changes with respect to the circumstances
under which the MND was prepared, that will require major revisions to the MND due to
the involvement of new significant environmental effects or a substantial increase in the
severity of the previously identified significant effects; and

(3) Does not contain new information of substantial importance that was not
known and could not have been known with the exercise of reasonable diligence at the
time the MND was certified/adopted, that shows any of the following:

(@)  The project will have one or more significant effects not discussed in
the MND; or

(b)  Significant effects previously examined will be substantially more
severe than shown in the MND; or

(c) Mitigation measures or alternatives previously found not to be
feasible would in fact be feasible and would substantially reduce one or more significant
effects of the Project, but the City declined to adopt such measures; or

(d) Mitigation measures or alternatives considerably different from those

analyzed in the MND would substantially reduce one or more significant effects on the
environment, but which the City declined to adopt.
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SECTION 3: Housing Element Compliance. Pursuant to the requirements of
California Government Code Chapter 3, Article 10.6, commencing with Section 65580, as
the decision-making authority for the Project, the Planning Commission finds that based
on the facts and information contained in the Application and supporting documentation,
at the time of Project implementation, the project is consistent with the Housing Element
of the Policy Plan (General Plan) component of The Ontario Plan, as the project site is
not one of the properties in the Available Land Inventory contained in Table A-3 (Available
Land by Planning Area) of the Housing Element Technical Report Appendix.

SECTION 4. Ontario International Airport Land Use Compatibility Plan
(“ALUCP”) Compliance. The California State Aeronautics Act (Public Utilities Code
Section 21670 et seq.) requires that an Airport Land Use Compatibility Plan be prepared
for all public use airports in the State; and requires that local land use plans and individual
development proposals must be consistent with the policies set forth in the adopted
Airport Land Use Compatibility Plan. On April 19, 2011, the City Council of the City of
Ontario approved and adopted the ALUCP, establishing the Airport Influence Area for
Ontario International Airport (hereinafter referred to as “ONT”), which encompasses lands
within parts of San Bernardino, Riverside, and Los Angeles Counties, and limits future
land uses and development within the Airport Influence Area, as they relate to noise,
safety, airspace protection, and overflight impacts of current and future airport activity. As
the decision-making authority for the Project, the Planning Commission has reviewed and
considered the facts and information contained in the Application and supporting
documentation against the ALUCP compatibility factors, including [1] Safety Criteria
(ALUCP Table 2-2) and Safety Zones (ALUCP Map 2-2), [2] Noise Criteria (ALUCP Table
2-3) and Noise Impact Zones (ALUCP Map 2-3), [3] Airspace protection Zones (ALUCP
Map 2-4), and [4] Overflight Notification Zones (ALUCP Map 2-5). As a result, the
PLANNING COMMISSION, therefore, finds and determines that the Project, when
implemented in conjunction with the conditions of approval, will be consistent with the
policies and criteria set forth within the ALUCP.

SECTION &: Concluding Facts and Reasons. Based upon the substantial
evidence presented to the Planning Commission during the above-referenced hearing,
and upon the specific findings set forth in Section 1 through 4, above, the Planning
Commission hereby concludes as follows:

(1) The proposed development at the proposed location is consistent with
the goals, policies, plans and exhibits of the Vision, Policy Plan (General Plan), and
City Council Priorities components of The Ontario Plan. The proposed Project is
located within the Mixed-Use land use district of the Policy Plan (General Plan) Land Use
Map, and the Residential District of the Piemonte Overlay (Ontario Center Specific Plan).
The development standards and conditions under which the proposed Project will be
constructed and maintained, is consistent with the goals, policies, plans, and exhibits of
the Vision, Policy Plan, and City Council Priorities components of The Ontario Plan. In
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addition, it meets goal LU1-6: Complete Community where we incorporate a variety of
land uses and buildings types in our land use planning efforts that result in a complete
community where residents at all stages of life, employers, workers, and visitors have a
wide spectrum of choices of where they can live, work, shop and recreate within Ontario;
and

(2) The proposed development is compatible with those on adjoining
sites in relation to location of buildings, with particular attention to privacy, views,
any physical constraint identified on the site and the characteristics of the area in
which the site is located. The Project has been designed consistent with the
requirements of the City of Ontario Development Code and the Residential District of the
Piemonte Overlay district (Subarea 15) of the Ontario Center Specific Plan, including
standards relative to the particular land use proposed (110 multiple-family residential
units), as-well-as building intensity, building and parking setbacks, building height,
number of off-street parking and loading spaces, on-site and off-site landscaping, and
fences, walls and obstructions. Approval of the project will result in the development of
110 multiple-family residential units (townhomes) on 4.63 gross acres. In addition, the
project will include full on-site and off-site improvements that will also improve the
immediate area; and

(3) The proposed development will complement and/or improve upon the
quality of existing development in the vicinity of the project and the minimum
safeguards necessary to protect the public health, safety and general welfare have
been required of the proposed project. The Planning Commission has required certain
safeguards, and impose certain conditions of approval, which have been established to
ensure that: [i] the purposes of the Piemonte Overlay-Ontario Center Specific Plan are
maintained; [ii] the project will not endanger the public health, safety or general welfare;
[iii] the project will not result in any significant environmental impacts; [iv] the project will
be in harmony with the area in which it is located; and [v] the project will be in full
conformity with the Vision, City Council Priorities and Policy Plan components of The
Ontario Plan, and the Residential District of Piemonte Overlay district of the Ontario
Center Specific Plan. In addition, the project will provide much needed housing which will
also allow the City to comply with our Housing Element and regional housing needs; and

(4) The proposed development is consistent with the development
standards and design guidelines set forth in the Development Code, or applicable
specific plan or planned unit development. The proposed Project has been reviewed
for consistency with the general development standards and guidelines of the Residential
land use designation of the Piemonte Overlay district (Subarea 15) of the Ontario Center
Specific Plan, that are applicable to the proposed Project, including building intensity,
building and parking setbacks, building height, amount of off-street parking and loading
spaces, parking lot dimensions, design and landscaping, bicycle parking, on-site
landscaping, and fences and walls, as-well-as those development standards and
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guidelines specifically related to the particular land use being proposed (110 multiple-
family residential units). As a result of this review, the Planning Commission has
determined that the Project, when implemented in conjunction with the conditions of
approval is consistent with the development standards and guidelines described in the
Residential land use designation of the Piemonte Overlay district (Subarea 15) of the
Ontario Center Specific Plan.

SECTION 6: Planning Commission Action. Based upon the findings and
conclusions set forth in Sections 1 through 5, above, the Planning Commission hereby
APPROVES the herein described Application, subject to each and every condition set
forth in the Department reports attached hereto as “Attachment A,” and incorporated
herein by this reference.

SECTION 7: Indemnification. The Applicant shall agree to defend, indemnify and
hold harmless, the City of Ontario or its agents, officers, and employees from any claim,
action or proceeding against the City of Ontario or its agents, officers or employees to
attack, set aside, void, or annul this approval. The City of Ontario shall promptly notify the
applicant of any such claim, action, or proceeding, and the City of Ontario shall cooperate
fully in the defense.

SECTION 8: Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings have been based are located
at the City of Ontario City Hall, 303 East “B” Street, Ontario, California 91764. The
custodian for these records is the City Clerk of the City of Ontario.

SECTION 9: Certification to Adoption. The Secretary shall certify to the
adoption of the Resolution.
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The Secretary Pro Tempore for the Planning Commission of the City of Ontario
shall certify as to the adoption of this Resolution.

| hereby certify that the foregoing Resolution was duly and regularly introduced,
passed and adopted by the Planning Commission of the City of Ontario at a regular
meeting thereof held on the 22nd day of December 2020, and the foregoing is a full, true
and correct copy of said Resolution, and has not been amended or repealed.

Jim Willoughby
Planning Commission Chairman

ATTEST:

Rudy Zeledon
Planning Director and
Secretary to the Planning Commission
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STATE OF CALIFORNIA )
COUNTY OF SAN BERNARDINO )
CITY OF ONTARIO )

I, Gwen Berendsen, Secretary Pro Tempore of the Planning Commission of the
City of Ontario, DO HEREBY CERTIFY that foregoing Resolution No. __ was duly
passed and adopted by the Planning Commission of the City of Ontario at their regular
meeting held on December 22, 2020, by the following roll call vote, to wit:

AYES:
NOES:
ABSENT:

ABSTAIN:

Gwen Berendsen
Secretary Pro Tempore
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ATTACHMENT A:

File No. PDEV19-061
Departmental Conditions of Approval

(Departmental conditions of approval to follow this page)
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City of Ontari -

Pllas:wﬁingnDirpljoartmenl Pla"n’ng Depa’:t’!’?nt
303 East B Street Land Development Division
Ontario, California 91764 —

Phone: 909.395.2036 Conditions of Approval

Fax: 909.395.2420

Meeting Date: December 22, 2020
File No: PDEV19-061
Related Files: PMTT19-019 (TT 20303)

Project Description: A Development Plan (File No. PDEV1 9-061) to construct 110 multiple-family
residential units (townhomes) on 4.63 gross acres of land, in conjunction with a Tentative Tract Map (File
No. PMTT19-019/TT 20303) to subdivide 4.63 acres of land into a single lot for condominium purposes for
property located at the northeast corner of Ontario Center Parkway and Via Alba, within the Residential
land use district of the Piemonte Overlay district of the Ontario Center Specific Plan (APN: 0210-204-26);
submitted by LCD Residential at Ontario, LLC.

Prepared By: Luis E. Batres, Senior Plan
Phone: 909.395.2431 (dire
Email: Lbatres@ontarioca.gov

The Planning Department, Land Development Section, conditions of approval applicable to the

above-described Project, are listed below. The Project shall comply with each condition of approval listed
below:
1.0 Standard Conditions of Approval. The project shall comply with the Standard Conditions for New
Development, adopted by City Council Resolution No. 2017-027 on April 18, 2017. A copy of the Standard
Conditions for New Development may be obtained from the Planning Department or City Clerk/Records
Management Department.

2.0 Special Conditions of Approval. In addition to the Standard Conditions for New Development
identified in condition no. 1.0, above, the project shall comply with the following special conditions of
approval:

21 Time Limits.

(a) Development Plan approval shall become null and void 2 years following the
effective date of application approval, unless a building permit is issued and construction is commenced,
and diligently pursued toward completion, or a time extension has been approved by the Planning Director.
This condition does not supersede any individual time limits specified herein, or any other departmental
conditions of approval applicable to the Project, for the performance of specific conditions or improvements.

22 General Requirements. The Project shall comply with the following general requirements:

(a) All construction documentation shall be coordinated for consistency, including, but
not limited to, architectural, structural, mechanical, electrical, plumbing, landscape and irrigation, grading,
utility and street improvement plans. All such plans shall be consistent with the approved entitlement plans
on file with the Planning Department.

(b) The project site shall be developed in conformance with the approved plans on file
with the City. Any variation from the approved plans must be reviewed and approved by the Planning
Department prior to building permit issuance.

ltem B - 73 of 99



Planning Department; Land Development Division: Conditions of Approval
File No. PDEV19-061
Page 2 of 5

(c) The herein-listed conditions of approval from all City departments shall be included
in the construction plan set for project, which shall be maintained on site during project construction.

2.3 Landscaping.

(a) The Project shall provide and continuously maintain landscaping and irrigation
systems in compliance with the provisions of Ontario Development Code Division 6.05 (Landscaping).

(b) Comply with the conditions of approval of the Planning Department, Landscape
Planning Division.

(c) Landscaping shall not be installed until the Landscape and Irrigation Construction
Documentation Plans required by Ontario Development Code Division 6.05 (Landscaping) have been
approved by the Landscape Planning Division.

(d) Changes to approved Landscape and Irrigation Construction Documentation
Plans, which affect the character or quantity of the plant material or irrigation system design, shall be
resubmitted for approval of the revision by the Landscape Planning Division, prior to the commencement
of the changes.

24 Walls and Fences. All Project walls and fences shall comply with the requirements of
Ontario Development Code Division 6.02 (Walls, Fences and Obstructions).

2.5 Parking, Circulation and Access.

(a) The Project shall comply with the applicable off-street parking, loading and lighting
requirements of City of Ontario Development Code Division 6.03 (Off-Street Parking and Loading).

(b) Areas provided to meet the City’s parking requirements, including off-street parking
and loading spaces, access drives, and maneuvering areas, shall not be used for the outdoor storage of
materials and equipment, nor shall it be used for any other purpose than parking.

(c) The required number of off-street parking spaces and/or loading spaces shall be
provided at the time of site and/or building occupancy. All parking and loading spaces shall be maintained
in good condition for the duration of the building or use.

(d) Parking spaces specifically designated and conveniently located for use by the
physically disabled shall be provided pursuant to current accessibility regulations contained in State law
(CCR Title 24, Part 2, Chapters 2B71, and CVC Section 22507.8).

(e) Bicycle parking facilities, including bicycle racks, lockers, and other secure
facilities, shall be provided in conjunction with development projects pursuant to current regulations
contained in CALGreen (CAC Title 24, Part 11).

(f) All off-street parking facilities shall be provided with nighttime security lighting
pursuant to Ontario Municipal Code Section 4-11.08 (Special Residential Building Provisions) and Section
4-11.09 (Special Commercial/Industrial Building Provisions), designed to confine emitted light to the parking
areas. Parking facilities shall be lighted from sunset until sunrise, daily, and shall be operated by a photocell
switch.

(9) Unless intended as part of a master lighting program, no operation, activity, or
lighting fixture shall create illumination on any adjacent property.
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2.6 Mechanical and Rooftop Equipment.

(a) All exterior roof-mounted mechanical, heating and air conditioning equipment, and
all appurtenances thereto, shall be completely screened from public view by parapet walls or roof screens
that are architecturally treated so as to be consistent with the building architecture.

(b) All ground-mounted utility equipment and structures, such as tanks, transformers,
HVAC equipment, and backflow prevention devices, shall be located out of view from a public street, or
adequately screened through the use of landscaping and/or decorative low garden walls.

27 Security Standards. The Project shall comply with all applicable requirements of Ontario
Municipal Code Title 4 (Public Safety), Chapter 11 (Security Standards for Buildings)

2.8 Signs. All Project signage shall comply with the requirements of Ontario Development
Code Division 8.1 (Sign Regulations).

29 Sound Attenuation. The Project shall be constructed and operated in a manner so as not
to exceed the maximum interior and exterior noised levels set forth in Ontario Municipal Code Title 5 (Public
Welfare, Morals, and Conduct), Chapter 29 (Noise).

210 Covenants, Conditions and Restrictions (CC&Rs)/Mutual Access and Maintenance
Agreements.

(a) CC&Rs shall be prepared for the Project and shall be recorded prior to the
issuance of a building permit.

(b) The CC&Rs shall be in a form and contain provisions satisfactory to the City. The
articles of incorporation for the property owner's association and the CC&Rs shall be reviewed and
approved by the City.

(c) CC&Rs shall ensure reciprocal parking and access between parcels.
(d) CC&Rs shall ensure reciprocal parking and access between parcels, and common
maintenance of:
(i) Landscaping and irrigation systems within common areas;
(ii) Landscaping and irrigation systems within parkways adjacent to the

project site, including that portion of any public highway right-of-way between the property line or right-of-
way boundary line and the curb line and also the area enclosed within the curb lines of a median divider
(Ontario Municipal Code Section 7-3.03), pursuant to Ontario Municipal Code Section 5-22-02;

(iii) Shared parking facilities and access drives; and

(iv) Utility and drainage easements.

(e) CC&Rs shall include authorization for the City’s local law enforcement officers to
enforce City and State traffic and penal codes within the project area.

(f) The CC&Rs shall grant the City of Ontario the right of enforcement of the CC&R
provisions.

(g) A specific methodology/procedure shall be established within the CC&Rs for
enforcement of its provisions by the City of Ontario, if adequate maintenance of the development does not
occur, such as, but not limited to, provisions that would grant the City the right of access to correct
maintenance issues and assess the property owners association for all costs incurred.
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2.11 Disclosure Statements.

(a) A copy of the Public Report from the Department of Real Estate, prepared for the
subdivision pursuant to Business and Professions Code Section 11000 et seq., shall be provided to each
prospective buyer of the residential units and shall include a statement to the effect that:

(i) This tract is subject to noise from the Ontario International Airport and may
be more severely impacted in the future.

2.12 Environmental Review.

(a) The environmental impacts of this project were previously reviewed in conjunction
with File No. PSPA16-003, a Specific Plan Amendment to the Piemonte Overlay of the Ontario Center
Specific Plan for which a Mitigated Negative Declaration was previously adopted by the City Council on
May 16, 2017. This application introduces no new significant environmental impacts. The City's "Guidelines
for the Implementation of the California Environmental Quality Act (CEQA)" provide for the use of a single
environmental assessment in situations where the impacts of subsequent projects are adequately
analyzed. The previously adopted mitigation measures shall be a condition of project approval and are
incorporated herein by this reference.

(b) If human remains are found during project grading/excavation/construction
activities, the area shall not be disturbed until any required investigation is completed by the County Coroner
and Native American consultation has been completed (if deemed applicable).

(c) If any archeological or paleontological resources are found during project
grading/excavation/construction, the area shall not be disturbed until the significance of the resource is
determined. If determined to be significant, the resource shall be recovered by a qualified archeologist or
paleontologist consistent with current standards and guidelines, or other appropriate measures
implemented.

213  Indemnification. The applicant shall agree to defend, indemnify and hold harmless, the City
of Ontario or its agents, officers, and employees from any claim, action or proceeding against the City of
Ontario or its agents, officers or employees to attack, set aside, void or annul any approval of the City of
Ontario, whether by its City Council, Planning Commission or other authorized board or officer. The City of
Ontario shall promptly notify the applicant of any such claim, action or proceeding, and the City of Ontario
shall cooperate fully in the defense.

214  Additional Fees.

(a) Within 5 days following final application approval, the Notice of Determination
(NOD) filing fee shall be provided to the Planning Department. The fee shall be paid by check, made
payable to the "Clerk of the Board of Supervisors", which shall be forwarded to the San Bernardino County
Clerk of the Board of Supervisors, along with all applicable environmental forms/notices, pursuant to the
requirements of the California Environmental Quality Act (CEQA). Failure to provide said fee within the time
specified may result in a 180-day extension to the statute of limitations for the filing of a CEQA lawsuit.

(b) After the Project's entitlement approval, and prior to issuance of final building
permits, the Planning Department's Plan Check and Inspection fees shall be paid at the rate established
by resolution of the City Council.

215  Additional Requirements.
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(a) Consistent with the approved Amendment to the Piemonte Overlay-Ontario Center
Specific Plan (File No. PSPA19-009), the Project shall be developed with tandem parking at a maximum
rate of 50% of what is required for parking.

(b) At the time of a Planning final if the back side of the architectural buildings towers
are visible from public views, the applicant shall work with staff so that the towers are returned more
(extended) and or they shall be finished on all sides (4-sides).

(c) All required 22-guest parking spaces shall be labeled as “Guest Parking”.

(d) The CC&R's for the project shall include language that restricts the use of enclosed
parking spaces for parking only.
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CITY Ol A
ONTARIO

ENGINEERING DEPARTMENT
CONDITIONS OF APPROVAL

(Engineering Services Division [Land Development Section and Environmental Section], Traffic & Transportation Division, Ontario
Municipal Utilities Company and Broadband Operations & Investment and Revenue Resources Department Conditions incorporated)

X DEVELOPMENT [] PARCEL MAP [X] TRACT MAP
PLAN
[] OTHER FOR CONDOMINIUM PURPOSES

PROJECT FILE NO. TM-20303
RELATED FILE NO(S). PMTT19-019; PDEV19-061

[X] ORIGINAL [] REVISED: !/

CITY PROJECT ENGINEER & PHONE NO: Bryan Lirley, P.E., Principal Engineer 4=
(909) 395-2137

CITY PROJECT PLANNER & PHONE NO: Luis Batres, Senior Planner
(908) 395-2431

DAB MEETING DATE: December 7, 2020

PROJECT NAME / DESCRIPTION: TM-20303, a Tentative Tract Map for

condominium purposes, on 4.63 acres
of land within the Ontario Center-
Piemonte Overlay Specific Plan area

LOCATION: Northeast corner of Ontario Center
Parkway and Via Alba

APPLICANT: LCD Residential at Ontario LLC.

REVIEWED BY: \? QUEMME\JI\AJ\ B& (,{!/15{ / 20

Raymand Lee, P.E. Date
Assistant City Engineer

APPROVED BY: Fale- - [[
- Z- o N o =~ 2%-,‘?0
Khoi Do, P.E. Date
City Engineer

Last Revised: 11/19/2020
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Project File No. TM-20303 AL
Project Engineer: B. Lirey
Date: December 7, 2020 :

THIS PROJECT SHALL COMPLY WITH THE REQUIREMENTS SET FORTH IN THE GENERAL STANDARD
CONDITIONS OF APPROVAL ADOPTED BY THE CITY COUNCIL (RESOLUTION NO. 2017-027) AND THE
PROJECT SPECIFIC CONDITIONS OF APPROVAL SPECIFIED IN HEREIN. ONLY APPLICABLE CONDITIONS OF
APPROVAL ARE CHECKED. THE APPLICANT SHALL BE RESPONSIBELE FOR THE COMPLETION OF ALL
APPLICABLE CONDITIONS OF APPROVAL PRIOR TO FINAL MAP APPROVAL, ISSUANCE OF PERMITS AND/OR
OCCUPANCY CLEARANCE, AS SPECIFIED IN THIS REPORT.

PRIOR TO FINAL MAP APPROVAL, APPLICANT SHALL: Check When

Complete

|:| 1.01  Dedicate to the City of Ontario, the right-of-way, described below: D

feet on

Property line comer ‘cut-back’ required at the intersection of
and

@ 1.02 Dedicate to the City of Ontario, the following easement(s): Curb-to-curb public utility |
easements for the public domestic water mains and public sewer mains proposed within the
private interior streets/drives of the proposed tract.

1.03  Restrict vehicular access to the site as follows:

1.04  Vacate the following street(s) and/or easement(s):

00O
Ooo0ono

1.05 Submit a copy of a recorded private reciprocal use agreement or easement. The agreement or
easement shall ensure, at a minimum, common ingress and egress and joint maintenance of all
common access areas and drive aisles.

X 1.06 Provide (original document) Covenants, Conditions and Restrictions (CC&Rs) as applicable to ]
the project and as approved by the City Attorney and the Engineering and Planning
Departments, ready for recordation with the County of San Bernardino. The CC&Rs shall
provide for, but not be limited to, common ingress and egress, joint maintenance responsibllity
for all common access improvements, common facilities, parking areas, utilities, median and
landscaping improvements and drive approaches, in addition to maintenance requirements
established in the Water Quality Management Plan (WQMP), as applicable to the project. The
CC&Rs shall also address the maintenance and repair responsibility for public
Improvements/utilities (sewer, water, storm drain, recycled water, etc.) located within open
spacel/easements. In the event of any maintenance or repair of these facilities, the City shall
only restore disturbed areas to current City Standards.

[[] 1.07 For all development occurring south of the Pomona Freeway (60-Freeway) and within the specified OJ
boundary limits (per Boundary Map found at hitp./tceplumecieanup.com/), the property
developer/owner is made aware of the South Archibald Trichloroethylene (TCE) Plume “Disclosure
Letter”. Property owner may wish to provide this Letter as part of the Real Estate Transfer Disclosure
requirements under California Civil Code Section 1102 et seq. This may include notifications in the
Covenants, Conditions and Restrictions (CC&Rs) or other documents related to property transfer and
disclosures. Additional information on the plume is available from the Santa Ana Regional Water
Quality Control Board at hitp./geotracker. waterboards. ca gov/profile_report?global id=T10000004658.

[:| 1.08  File an application for Reapportionment of Assessment, together with payment of a reapportionment |:_]

processing fee, for each existing assessment district listed below. Contact the Financial Services
Department at (909) 395-2124 regarding this requirement.

(1
(@)

E] 1.09 Prepare a fully executed Subdivision Agreement (on City approved format and forms) with [:]
accompanying security as required, or complete all public improvements,

Last Revised 11/25/2020 Page 2 of 14
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Project File No. TM-20303 JulAR,

Project Engineer: B. Lifey Y
Date: December 7, 2020

] 1.10 Provide a monument bond (i.e. cash deposit) in an amount calculated by the City’s approved |:]
cost estimate spreadsheet (available for download on the City’s website: www.ci.ontario.ca.us)
or as specified in writing by the applicant's Registered Engineer or Licensed Land Surveyor of
Record and approved by the City Engineer, whichever Is greater.

111 Provide a preliminary title report current to within 30 days. E]

X X

File an application, together with an initial deposit (if required), to establish a Community ]
Facilities District (CFD) pursuant to the Mello-Roos Community Facilities District Act of 1982.

The application and fee shall be submitted a minimum of four {(4) months prior to final
subdivision map approval, and the CFD shall be established prior to final subdivision map
approval or issuance of building permits, whichever occurs first. The CFD shall be established
upon the subject property to provide funding for various City services. An annual special tax
shall be levied upon each parcel or lot in an amount to be determined. The special tax will be
collected along with annual property taxes. The City shall be the sole lead agency in the
formation of any CFD. Contact Investment and Revenue Resources at (909) 395-2353 to initiate

the CFD application process.

] 113  New Model Colony (NMC) Developments: O

[ 1) Provide evidence of final cancellation of Williamson Act contracts associated with this tract, prior
to approval of any final subdivision map. Cancellation of contracts shall have been approved by the City
Council.

[J 2) Provide evidence of sufficient storm water capacity availability equivalents (Certificate of Storm
Water Treatment Equivalents).

[0 3) Provide evidence of sufficient water availability equivalents (Certificate of Net MDD Availability).

X] 114 Other conditions: 0
1) Developer/applicant shall ensure that the project is developed in accordance with all
requirements of the underlying Parcel Map No.17550 and the Ontario Center Specific Plan.

2) Developer/applicant shall ensure that the tentative tract map and development plan
conforms to the final Utility Systems Map, based on the conceptual map, dated 8/4/2020.
The final Utility Systems Map shall be submitted for review and approval with the precise
grading plan.

PRIOR TO ISSUANCE OF ANY PERMITS, APPLICANT SHALL:

A. GENERAL
( Permits includes Grading, Building, Demolition and Encroachment )

@ 2.01 Record Parcel Map/Tract Map No. 20303 pursuant to the Subdivision Map Act and in accordance
with the City of Ontario Municipal Code.

E 2.02  Submit a duplicate photo mylar of the recorded map to the City Engineer's office.
X] 203 Note that the subject parcel is a recognized parcel in the City of Ontario

Per Parcel 23 of Parcel Map No. 17550 as recorded in Book 216 of Parcel Maps, pages 7-20,
inclusive in the Office of the County Recorder, County of San Bernardino, Californla.

OO

[[] 204 Note that the subject parcel is an ‘unrecognized’ parcel in the City of Ontario and shall require a []
Certificate of Compliance to be processed unless a deed is provided confirming the existence of the
parcel prior to the date of ;

Last Revised 11/25/2020 Page 3 of 14

Item B - 80 of 99



Project File No. TM-20303 GilAL,
Project Engineer: B, Lirley
Date: December 7, 2020

D 2.05  Apply for a: [] Certificate of Compliance with a Record of Survey; [] Lot Line Adjustment [:]

[ Make a Dedication of Easement.

[:j 2.06 Provide (original document) Covenants, Conditions and Restrictions (CC&R’s), as applicable to the
project, and as approved by the City Attomey and the Engineering and Planning Departments, ready
for recordation with the County of San Bemardino. The CC&R's shall provide for, but not be limited to,
common ingress and egress, joint maintenance of all common access improvements, common
facilities, parking areas, utilities and drive approaches in addition to maintenance requirements
established in the Water Quality Management Plan ( WQMP), as applicable to the project.

|:I 2.07  For all development occurring south of the Pomona Freeway (60-Freeway) and within the specified ]

boundary limits (per Boundary Map found at hitp./ficeplumecieanup.comy), the property
developer/owner is made aware of the South Archibald Trichloroethylene (TCE) Plume “Disclosure
Letter". Property owner may wish to provide this Letter as part of the Real Estate Transfer Disclosure
requirements under California Civil Code Section 1102 et seq. This may include notifications in the
Covenants, Conditions and Restrictions (CC&Rs) or other documents related to property transfer and
disclosures. Additional information on the plume is available from the Santa Ana Regional Water
Quality Control Board at htip:/geotracker. waterboards. ca gov/profile_report?global_id=T10000004658

2.08 Submit a soils/geology report. [l

O X

209  Other Agency Permit/Approval: Submit a copy of the approved permit and/or other form of approval of [:]
the project from the following agency or agencies:

D State of California Department of Transportation (Caltrans)

[L] san Bemardino County Road Department (SBCRD)

[L] san Bemardino County Flood Control District (SBCFCD)

I:I Federal Emergency Management Agency (FEMA)

|:] Cucamonga Valley Water District (CVWD) for sewer/water service
[[] United States Amy Corps of Engineers (USACE)

[[] califomia Department of Fish & Game

[] inland Empire Utilities Agency (IEUA)

D Other:

D 2.10  Dedicate to the City of Ontario the right-of-way described below: [:|

feet on

Property line corner ‘cut-back’ required at the intersection of

and
[0 211 Dedicate to the City of Ontario the following easement(s); 0
[J 212 New Model Colony (NMC) Developments: O

[J 1) Submit a copy of the permit from the San Bemardino County Health Department to the
Engineering Department and the Ontario Municipal Utilities Company (OMUC) for the
destruction/abandonment of the on-site water well. The well shall be destroyed/abandoned in
accordance with the San Bernardino County Health Department guidelines.

[ 2) Make a formal request to the City of Ontario Engineering Department for the proposed temporary
use of an existing agricultural water well for purposes other than agriculture, such as grading, dust
control, etc. Upon approval, the Applicant shall enter into an agreement with the City of Ontario and pay
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any applicable fees as set forth by said agreement.

O3 Design proposed retaining walls to retain up to a maximum of three (3) feet of earth. In no case
shall a wall exceed an overall height of nine (9) feet (i.e. maximum 6-foot high wall on top of a
maximum 3-foot high retaining wall.

X] 213 Submita security deposit to the Engineering Department to guarantee construction of the D
public improvements required herein valued at 100% of the approved construction cost
estimate. Security deposit shall be in accordance with the City of Ontario Municipal Code.
Security deposit will be eligible for release, in accordance with City procedure, upon completion
and acceptance of said public improvements.

E 2.14  The applicant/developer shall submit all necessary survey documents prepared by a Licensed |:|
Surveyor registered in the State of California detalling all existing survey monuments in and
around the project site. These documents are to be reviewed and approved by the City Survey
Office.

X] 215 Pay all Development Impact Fees (DIF) to the Building Department. Storm Drain Development D
Impact Fee shall be paid to the Building Department. Final fee shall be determined based on the
approved site plan.

|:| 2.16  Other conditions:
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AL,
L (7]

B. PUBLIC IMPROVEMENTS

(See attached Exhibit ‘A’ for plan check submittal requirements.)
217  Design and construct full public improvements in accordance with the City of Ontario Municipal
Code, current City standards and specifications, master plans and the adopted specific plan for

X

the area, if any. These public improvements shall includ

{checked boxes):

e, but not be limited to, the following

Improvement Strelztt:Irézru i Street 2 Street 3 Street 4
D New; __ fi. D New; it D New;,  fi. D New; _ ft.
from C/L from C/L from C/L from C/L
Replace Replace D Replace Replace
Curb and Gutter damaged damaged damaged damaged
Remove Remove Remove Remove
and replace and replace and replace and replace
D Replacement D Replacement ]:] Replacement I:] Replacement
[:l Widen Widen [:I Widen Widen
additional feet additional feet additional feet additional feet
ACPavement | aong frontage, along frontage, | along frontage, | along frontage,
including pavm't | including pavm't including pavm't | including pavm’t
transitions transitions transitions transitions
D New D New D New D New
P(‘?r?u :f‘g‘;“;fe“t [ Modify [ modify ] Modiy ] Modify
Only) existing existing existing existing
D New D New D New D New
Drive Approach D Remove Remove D Remove D Remove
and replace and replace and replace and replace
I:l New D New D New I:l New
Sidewalk L__| Remove Remove Remove |____| Remove
and replace and replace and replace and replace
l:l New l:l New D New [:l New
ADA Access [] Remove [] Remove ] rRemove Remove
Ramp and replace and replace and replace and replace
I:] Trees D Trees D Trees D Trees
Parkway I:I Landscaping I:I Landscaping D Landscaping Landscaping
{(wiirrigation) (wiirrigation) (wiirrigation) | (wiirrigation)
[:' New D New D New D New
Raised [ ] Remove ] Remove ] remove Remove
Landscaped and replace and replace and replace and replace
Median
_ New L] New/ ] New L] New/
Fire Hydrant L] Refocaition Upgrade Upgrade Upgrade
Relocation Relocation |:I Relocation
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g
S Main I:I Main El Main D Main
(see Sec.2.C) | L] Lateral [] Lateral [ Lateral ] Lateral
Water E Main D Main l:] Main D Main
(see San. 2.0) D Service D Service D Service D Service
D Main D Main I:] Main D Main
Rogyded Yiatr D Service D Service D Service Service
(see Sec. 2.E)
D New D New D New D New
Traffic Si ) ; ; .
sysgﬁ"“' [ Modify ] Moy ] Modify ] Modify
(see Sec. 2.F) existing existing existing existing
: |:| New D New D New D New
Traffic Signing | [] modify [] Modiry ] Modify ] Modify
(::: :etgplznlg: ) existing existing existing existing
|:|New/ DNewl DNewl DNewl
Street Light Upgrade Upgrade Upgrade Upgrade
9
(see Sec. 2.F) Relocation Relocation Relocation Relocation
|:| New D New [:l New D New
P
SR | [ woary (] Modity [ Modity [ Modity
(see Sec. 2.F) existing existing existing existing
SR R D Main D Main D Main D Main
(see Sec. 2G) D Lateral D Lateral |:| Lateral D Lateral
Fiber Optics | L Conduit/ ] conduit / ] conduit/ [ conduit/
(see Sec. 2K) Appurtenances Appurtenances Appurtenances Appurtenances
Onvatbicud D D Underground D Underground D Underground D Underground
e D Relocate Relocate |:| Relocate Relocate
Removal of
Improvements
Other o -
Improvements
Specific notes for improvements listed in item no. 2.17, above: o
[J 218 Construct a 2" asphalt concrete (AC) grind and overlay on the following street(s); [l
[:] 2.19  Reconstruction of the full pavement structural section, per City of Ontario Standard Drawing number |:]

1011, may be required based on the existing pavement condition and final street design. Minimum
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O

O

O

<

L B

limits of reconstruction shall be along property frontage, from street centerline to curb/gutter.

2.20  Make arrangements with the Cucamonga Valley Water District (CVWD) to provide [] water service (]
[ sewer service to the site. This property is within the area served by the CYWD and Applicant shall
provide documentation to the City verifying that all required CVWD fees have been paid.

221 Overhead utilities shall be under-grounded, in accordance with Title 7 of the City's Municipal Code
(Ordinance No. 2804 and 2892). Developer may pay inieu fee, approximately , for
undergrounding of utilities in accordance with Section 7-7.303.e of the City's Municipal Code.

O

2.22  Other conditions:

C. SEWER

2.23  An B-inch sewer main is available for connection by this project within a public utility easement
in Via Alba, private street. (Ref: Sewer plan bar code: $13828)

2.24  Design and construct a sewer main extension. A sewer main is not available for direct connection. The
closest main is approximately feet away.

oo O Od

2.25 Submit documentation that shows expected peak loading values for modeling the impact of the subject
project to the existing sewer system. The project site is within a deficient public sewer system area.
Applicant shall be responsible for all costs associated with the preparation of the model. Based on the
results of the analysis, Applicant may be required to mitigate the project impact to the deficient public
sewer system, including, but not limited to, upgrading of existing sewer main(s), construction of new
sewer main(s) or diversion of sewer discharge to another sewer.

2.26 Other conditions:
1)  Sewer mains within this development shall be designed to meet the requirements of
Section 4-8 of the City’s Master Plan of Sewer.

0

2) The on-site sewer mains and manholes within this development shall be public, within a
public utility easement and as such, shall be publicly maintained.

3) The Tract Map sewer mains design shall follow the TTM20203 SSAMP, dated 06/18/2020,
and any deviation from this design shall require the SSAMP to be updated and resubmitted
to OMUC for review and approval. In accordance with the SSAMP sewer system design
and velocities, submit a Utility Variance Request for the deviation from standard depths
and minimum velocity criterion with the submittal of the sewer improvement plans.

D. WATER

2.27 A 12-inch water main is available for connection by this project within a public utility easement
in Via Alba, private street and Ontario Center Parkway. (Ref: Water plan bar codes: W13050 and
W13055)

2.28  Design and construct a water main extension. A water main is not available for direct connection. The O

closest main is approximately feet away.

] 2.29 Other conditions: ]

1)  Developer/applicant shall submit an application for a Fire Flow Test to the Ontario Fire
Department.

2) Each individual building (1, 2, 3, 4, 5, 8, 7, 8) shall be served by its own separate potable
water service with a master meter & backflow preventer and submetering for each
residential unit.

3) The on-site potable water mains within this development shall be public, within a public
utility easement and as such, shall be publicly maintained. All public potable water lines
shall be ductile iron or CML&C.
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E. RECYCLED WATER

DX 230 An8-inch recycled water main is available for connection by this project within a public utility ]
easement in Via Alba, private street. (Ref: Recycled Water plan bar code: P10078)

E 2.31 Design and construct an on-site recycled water system for this project. A recycled water main
does exist in the vicinity of this project.

[[] 232 Design and construct an on-site recycled water ready system for this project. A recycled water main D
does not currently exist in the vicinity of this project, but is planned for the near future. If Applicant
would like to connect to this recycled water main when it becomes available, the cost for the connection
shall be borne solely by the Applicant.

< 233 Submit two (2) hard copies and one (1) electronic copy, in PDF format, of the Engineering [ ]
Report (ER), for the use of recycled water, to the OMUC for review and subsequent submittal to
the California Department of Public Health (CDPH) for final approval.

O

Note: The OMUC and the CDPH review and approval process will be approximately three 3)
months. Contact the Ontario Municipal Utilities Company at (909) 395.2647 regarding this
requirement.

[:| 2.34  Other conditions: |:|

F. TRAFFIC / TRANSPORTATION

[[] 235 Submita focused traffic impact study, prepared and signed by a Traffic/Civil Engineer registered in the ]:]
State of California. The study shall address, but not be limited to, the following issues as required by
the City Engineer:
1. On-site and off-site circulation
2. Traffic level of service (LOS) at ‘build-out’ and future years
3. Impact at specific intersections as selected by the City Engineer

[[] 236 New traffic signal installations shall be added to Southem California Edison (SCE) customer account O
number # 2-20-044-3877.
[X] 237 Other conditions: O
1) The Applicant/Developer shall be responsible to replace any existing street light fixtures
along the property frontage on Ontario Center Parkway and Concours Street with the
current City-approved LED equivalent fixture. Please refer to the Traffic and Transportation
Design Guidelines Section 1.4 - Street Light Plans.

2) Existing parking restrictions along Ontario Center Parkway and Concours Street are to
remain in place upon development of the project site.

G. DRAINAGE / HYDROLOGY

X] 2.38 A48 inch storm drain lateral is available to accept flows from this project In Concours Street E]
{Ref: Storm Drain plan bar code: D1 1440). All onsite storm drain shall be considered private
and thereby privately maintained.

[:l 2.39  Submit a hydrology study and drainage analysis, prepared and signed by a Civil Engineer registered in ]
the State of California. The study shall be prepared in accordance with the San Bernardino County
Hydrology Manual and City of Ontario standards and guidelines. Additional drainage facilities,
including, but not limited to, improvements beyond the project frontage, may be required to be designed
and constructed, by Applicant, as a result of the findings of this study.

[:| 240 An adeguate drainage facility to accept additional runoff from the site does not currently exist |:]
downstream of the project. Design and construct a storm water detention facility on the project site.

100 year post-development peak flow shall be attenuated such that it does not exceed 80% of pre-
development peak flows, in accordance with the approved hydrology study and improvement plans.
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D 2.41  Submit a copy of a recorded private drainage easement or drainage acceptance agreement to the [:]
Engineering Department for the acceptance of any increase to volume and/or concentration of historical
drainage flows onto adjacent property, prior to approval of the grading plan for the project.

[] 242 Comply with the City of Ontario Flood Damage Prevention Ordinance (Ordinance No. 2408). The ]
project site or a portion of the project site is within the Special Flood Hazard Area (SFHA) as indicated
on the Flood Insurance Rate Map (FIRM) and is subject to flooding during a 100 year frequency storm.
The site plan shall be subject to the provisions of the National Flood Insurance Program.

[] 243 Other conditions: ]

H. STORM WATER QUALITY / NATIONAL POLLUTANT DISCHARGE AND ELIMINATION SYSTEM
(NPDES)

O 244 401 Water Quality Certification/404 Permit — Submit a copy of any applicable 401 Certification or 404 D
Permit for the subject project to the City project engineer. Development that will affect any body of
surface water (i.e. lake, creek, open drainage channel, efc.) may require a 401 Water Quality
Certification from the California Regional Water Quality Control Board, Santa Ana Region (RWQCB)
and a 404 Permit from the United States Army Corps of Engineers (USACE). The groups of water
bodies classified in these requirements are perennial (flow year round) and ephemeral (flow during rain
conditions, only) and include, but are not limited to, direct connections into San Bernardino County
Flood Control District (SBCFCD) channels.

If a 401 Certification and/or a 404 Permit are not required, a letter confirming this from Applicant's
engineer shall be submitted.
Contact information: USACE (Los Angeles District) (213) 452-3414; RWQCB (951) 782-4130.

E 245 Submit a Water Quality Management Plan (WQMP). This plan shall be approved by the ]
Engineering Department prior to approval of any grading plan. The WQMP shall be submitted,
utilizing the current San Bernardino County Stormwater Program template, available at:
http:/fwww.sbcounty.gov/dpw/land/npdes.asp.

[X] 246 Designand construct a Connector Pipe Trash Screen or equivalent Trash Treatment Control [:|
Device, per catch basin located within or accepting flows tributary of a Priority Land Use (PLU)
area that meets the Full Capture System definition and specifications, and is on the Certified
List of the State Water Resources Control Board. The device shall be adequately sized per catch
basin and include a deflector screen with vector control access for abatement application,
vertical support bars, and removable component to facilitate maintenance and cleaning.

[J 247 Other conditions: ]

J. SPECIAL DISTRICTS

[[] 248 File an application, together with an initial deposit (if required), to establish a Community Facilities O

District (CFD) pursuant to the Mello-Roos Community Facilities District Act of 1982. The application
and fee shall be submitted a minimum of four (4) months prior to final subdivision map approval, and
the CFD shall be established prior to final subdivision map approval or issuance of building permits,
whichever occurs first. The CFD shall be established upon the subject property to provide funding for
various City services. An annual special tax shall be levied upon each parcel or lot in an amount to be
determined. The special tax will be collected along with annual property taxes. The City shall be the
sole lead agency in the formation of any CFD. Contact Investment and Revenue Resources at (909)
395-2353 to initiate the CFD application process.

D 2.49  Other conditions: o l:i

K. FIBER OPTIC

[C] 250 Design and construct fiber optic system to provide access to the City's conduit and fiber optic system D
per the City's Fiber Optic Master Plan. Building entrance conduits shall start from the closest
OntarioNet hand hole constructed along the project frontage in the ROW and shall terminate in the
main telecommunications room for each building. Conduit infrastructure shall interconnect with the
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primary and/or secondary backbone fiber optic conduit system at the nearest OntarioNet hand hole.
Generally located , see Fiber Optic Exhibit herein.

[[] 251 Refer to the City's Fiber Optic Master Plan for design and layout guidelines. Contact the Broadband ]
Operations Department at (909) 395-2000, regarding this requirement.

L. Solid Waste
[X] 252 Onsite solid waste shall be designed in accordance with the City’s Solid Waste Manual location [:I
at:

http://www.ontarioca.qgov/imunicipal-uti lities-company/solid-waste

[X] 253 Other conditions: 0

1) Integrated Waste and Organics Recycling: This site shall comply with the requirements of
State Assembly Bill AB 1826 and AB 341, the Integrated Waste Department, and the Refuse
& Recycling Planning Manual which can be found at
https://iwww.ontarioca.goviomuc/integrated-waste. The City of Ontario is dedicated to
meeting its diversion goals, please contact the Integrated Waste Department at (909) 305.-
2050 to start.

a. Each residential unit shall be provided with two (2) 96-gallon automated cans
(refuse and recycling) and corresponding storage and staging space.

b. The project site shall be provided one (1) 4-cubic yard bin {organics) for community
organic waste collection within a trash enclosure.

c. Park/Recreation Space: If there are going to be structures or amenities that
generate solid waste (BBQs, picnic tables, refuse receptacles, etc.) in the park or
recreation areas, then a trash enclosure for 96-gallon automated cans shall be
provided by the project for storage of solid waste generated by these uses and for
collection by the City.

2. Solid Waste Collections: The Developer shall provide all buyers an informational disclosure
with map exhibit showing the designated can placement locations for collections for their
units. This informational disclosure with map exhibit shall be submitted with Precise
Grading Plan for review and approval of Ontario Municipal Utility Company.

3. Final Solid Waste Handling Plan (SWHP): The TTM-20303 Solid Waste Handling Plan, dated
06/04/2020, shall be updated to meet all conditions and revised into a Final SWHP. A Final
SWHP shall be submitted for review and approval with the Precise Grading Plan. The
SWHP shall demonstrate compliance with the “Solid Waste Handling Plan Requirements”.

4. Final Integrated Waste Management Report (IWMR): The TTM-20303 Integrated Waste
Management Report, dated 06/04/2020, shall be updated to meet all other conditions and
revised into a Final IWMR. A Final IWMR shall be submitted for review and approval with
the Precise Grading Plan. The IWMR shall demonstrate compliance with the “Integrated
Waste Management Report Requirements”.
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3. PF ) ISSUANCE OF A CERTIFICATE OF OCCH APPLICANT SHALL:
3.01  Set new monuments in place ofany monuments that have been amaged or destroyed as D
result of construction of the subject project. Monuments shall be set in accordance with City
of Ontario standards and to the satisfaction of the City Engineer.

] 3.02 Complete all requirements for recycled water usage. L__I

X 1) Procure from the OMUC a copy of the letter of confirmation from the California
Department of Public Health (CDPH) that the Engineering Report (ER) has been reviewed and
the subject site is approved for the use of recycled water.

2) Obtain clearance from the OMUC confirming completion of recycled water
improvements and passing of shutdown tests and cross connection inspection, upon
availability/usage of recycled water.

[ 3) Complete education training of on-site personnel in the use of recycled water, in
accordancs with the ER, upon availability/usage of recycled water.

X 3.03 The applicant/developer shall submit all final survey documents prepared by a Licensed ]
Surveyor registered in the State of Callfornla detailing all survey monuments that have been
preserved, revised, adjusted or set along with any maps, corner records or Records of Survey
needed to comply with these Conditions of Approvals and the latest edition of the California
Professional Land Survey Act. These documents are to be reviewed and approved by the City
Survey Office,

[:| 3.04 NMC Projects: For developments located at an intersection of any two collector or arterial streets, |:|
the applicant/developer shall set a monument if one does not already exist at that intersection.

Contact the City Survey office for information on reference benchmarks, acceptable methodology and
required submittals.

[X] 3.05 Confirm payment of all Development Impact Fees (DIF) to the Building Department. O

[X] 3.06 Submitelectronic copies (PDF and Auto CAD format) of all approved improvement plans, studie []
and reports (i.e. hydrology, traffic, WQMP, etc.).

PRIOR TO FINAL ACCEPTANCE, APPLICANT SHALL:

Complete all Conditions of Approval listed under Sections 1-3 above.

4.02  Pay all outstanding fees pursuant to the City of Ontario Municipal Code, including but not D
limited to, plan check fees, inspection fees and Development Impact Fees.

X] 4.03 The applicant/developer shall submit a written request for the City's final acceptance of the E]
project addressed to the City Project Engineer. The request shall state that all Conditions of
Approval have been completed and shall be signed by the applicant/developer. Upon receipt
of the request, review of the request shall be a minimum of 10 business days. Conditions of
Approval that are deemed incomplete by the City will cause delays in the acceptance process.

X] 4.04 Submit record drawings {mylar and PDF) for all public improvements identified within Section ]
2 of these Conditions of Approval.
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EXHIBIT ‘A’

ENGINEERING DEPARTMENT
First Plan Check Submittal Checklist

Project Number: PDEV 19-061 , and/or Tract Map No. 20303

The following items are required to be included with the first plan check submittal:

1. [X A copy of this check list

2. [X Payment of fee for Plan Checking

3. [X One (1) copy of Engineering Cost Estimate (on City form) with engineer's wet signature and stamp.

4, One (1) copy of project Conditions of Approval

5. X Include a PDF (electronic submittal) of each required improvement plan at every submittal.

6. [X Two (2) sets of Potable and Recycled Water demand calculations (include water demand
calculations showing low, average and peak water demand in GPM for the proposed development and
proposed water meter size).

7. [0 Three (3) sets of Public Street improvement plan with street cross-sections

8. [0 Three (3) sets of Private Street improvement plan with street cross-sections

9. [X Four (4) sets of Public Water improvement plan (include water demand calculations showing low,
average and peak water demand in GPM for the proposed development and proposed water meter size)

10. X Four (4) sets of Recycled Water improvement plan (include recycled water demand calculations

showing low, average and peak water demand in GPM for the proposed development and proposed

water meter size and an exhibit showing the limits of areas being irrigated by each recycled water
meter)

11. Four (4) sets of Public Sewer improvement plan

12. [ Five (5) sets of Public Storm Drain improvement plan

13. [0 Three (3) sets of Public Street Light improvement plan

14. [J Three (3) sets of Signing and Striping improvement plan

15. [ Three (3) sets of Fiber Optic plan (include Auto CAD electronic submittal)

16. [ Three (3) sets of Dry Utility plans within public right-of-way (at a minimum the plans must show existing and
ultimate right-of-way, curb and gutter, proposed utility location including centerline dimensions, wall to wall

clearances between proposed utility and adjacent public line, street work repaired per Standard Drawing No.
1306. Include Auto CAD electronic submittal)

17. [ Three (3) sets of Traffic Signal improvement plan and One (1) copy of Traffic Signal Specifications with
modified Special Provisions. Please contact the Traffic Division at (909) 395-2154 to obtain Traffic Signal
Specifications.

18. [J Two (2) coples of Water Quality Management Plan (WQMP), including one (1) copy of the approved
Preliminary WQMP (PWQMP).

19. [0 One (1) copy of Hydrology/Drainage study

20. [X] One (1) copy of Soils/Geology report
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21. [ Payment for Final Map processing fee

22. [X Three (3) copies of Final Map

23. One (1) copy of approved Tentative Map

24. [ One (1) copy of Preliminary Title Report (current within 30 days)
25. [XI One (1) copy of Traverse Closure Calculations

26. [J One (1) set of supporting documents and maps (legible coples): referenced improvement plans (full
size), referenced record final maps/parcel maps (full size, 18"x26"), Assessor's Parcel map (full size,
11”x17"), recorded documents such as deeds, lot line adjustments, easements, etc.

27. [X Two (2) copies of Engineering Report and an electronic file (include PDF format electronic
submittal) for recycled water use

28. [ Other:

Last Revised 11/25/2020 Page 14 of 14

Iltem B - 91 of 99



CITY OF ONTARIO
MEMORANDUM

TO: Luis Batres, Senior Planner
Planning Department

FROM: Paul Ehrman, Deputy Fire Chief/Fire Marshal
Fire Department

DATE: November 7, 2019

SUBJECT: PDEVI19-061 - A Development Plan to construct 110 residential
condominium units on 4.63 acres of land located at the northeast corner of
Ontario Center Parkway and Via Alba, within the Residential land use
district of the Piemonte Overlay of the Ontario Center Specific Plan (APN:
0210-204-26). Related Files: PMTT19-019 & PSPA19-009.

X The plan does adequately address Fire Department requirements at this time.

BJ Standard Conditions of Approval apply, as stated below.

SITE AND BUILDING FEATURES:

A. 2016 CBC Type of Construction: Type V
B. Type of Roof Materials: Ordinary

C. Ground Floor Area(s): Varies

D. Number of Stories: 2

E. Total Square Footage: Varies, 654 Sq. Ft. to 1,555 Sq. Ft per unit
Approximately 20,000 Sq. Ft. per building

F. 2016 CBC Occupancy Classification(s): R-2
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CONDITIONS OF APPROVAL:

1.0 GENERAL

] 1.1 The following are the Ontario Fire Department (“Fire Department™) requirements for this
development project, based on the current edition of the California Fire Code (CFC), and the
current versions of the Fire Prevention Standards (“Standards.”) It is recommended that the
applicant or developer transmit a copy of these requirements to the on-site contractor(s) and
that all questions or concerns be directed to the Bureau of Fire Prevention, at (909) 395-2029.
For copies of Ontario Fire Department Standards please access the City of Ontario web site at
www.ontarioca.gov, click on “Fire Department” and then on “Standards and Forms.”

I 1.2 These Fire Department conditions of approval are to be included on any and all construction
drawings.

2.0 FIRE DEPARTMENT ACCESS

X 2.1 Fire Department vehicle access roadways shall be provided to within 150 ft. of all portions of
the exterior walls of the first story of any building, unless specifically approved. Roadways
shall be paved with an all-weather surface and shall be a minimum of twenty-four (24) ft. wide.
See Standard #B-004.

X 2.2 In order to allow for adequate turning radius for emergency fire apparatus, all turns shall be
designed to meet the minimum twenty five feet (25%) inside and forty-five feet (45°) outside
turning radius per Standard #B-005.

X] 2.3 Fire Department access roadways that exceed one hundred and fifty feet (150”) in length shall
have an approved turn-around per Standard #B-002.

] 2.4 Access drive aisles which cross property lines shall be provided with CC&Rs, access
casements, or reciprocating agreements, and shall be recorded on the titles of affected
properties, and copies of same shall be provided at the time of building plan check.

D 2.5 "No Parking-Fire Lane" signs and /or red painted curbs with lettering are required to be instal-
led in interior access roadways, in locations where vehicle parking would obstruct the
minimum clear width requirement. Installation shall be per Standard #B-001.

N

K] 2.6 Security gates or other barriers on fire access roadways shall be provided with a Knox brand

key switch or padlock to allow Fire Department access. See Standards #B-003, B-004 and H-
001.

I 2.7 Any time PRIOR to on-site combustible construction and/or storage, a minimum twenty-four
(24) ft. wide circulating all weather access roads shall be provided to within 150 ft. of all
portions of the exterior walls of the first story of any building, unless specifically approved by
fire department and other emergency services.
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3.0 WATER SUPPLY

B 3.1 The required fire flow per Fire Department standards, based on the 2016 California F ire Code,
Appendix B, is 2000 gallons per minute (g.p-m.) for 2 hours at a minimum of 20 pounds per
square inch (p.s.i.) residual operating pressure.

D] 3.2 Off-site (public) fire hydrants are required to be installed on all frontage streets, at a minimum
spacing of three hundred foot (300°) apart, per Engineering Department specifications.

X 3.4 The water supply, including water mains and fire hydrants, shall be tested and approved by the
Engineering Department and Fire Department prior to combustible construction to assure
availability and reliability for firefighting purposes.

4.0 FIRE PROTECTION SYSTEMS

I 4.2 Underground fire mains which cross property lines shall be provided with CC & R, easements,
or reciprocating agreements, and shall be recorded on the titles of affected properties, and
copies of same shall be provided at the time of fire department plan check. The shared use of
private fire mains or fire pumps is allowable only between immediately adjacent properties
and shall not cross any public street.

&J 4.3 An automatic fire sprinkler system is required. The system design shall be in accordance with
National Fire Protection Association (NFPA) Standard. All new fire sprinkler systems, except
those in single family dwellings, which contain twenty (20) sprinkler heads or more shall be
monitored by an approved listed supervising station. An application along with detailed plans
shall be submitted, and a construction permit shall be issued by the Fire Department, prior to
any work being done.

X] 4.4 Wood frame buildings that are to be sprinkled shall have these systems in service (but not
necessarily finaled) before the building is enclosed.

<] 4.7 Portable fire extinguishers are required to be installed prior to occupancy per Standard #C-001.
Please contact the Fire Prevention Bureau to determine the exact number, type and placement
required.

5.0 BUILDING CONSTRUCTION FEATURES

D] 5.1 The developer/general contractor is to be responsible for reasonable periodic cleanup of the
development during construction to avoid hazardous accumulations of combustible trash and
debris both on and off the site.

X 5.2 Approved numbers or addresses shall be placed on all new and existing buildings in such a
position as to be plainly visible and legible from the street or road fronting the property. Multi-
tenant or building projects shall have addresses and/or suite numbers provided on the rear of
the building. Address numbers shall contrast with their background. See Section 9-1 6.06 of
the Ontario Municipal Code and Standards #H-003 and #H-002.
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X 5.3 Single station smoke alarms and carbon monoxide alarms are required to be installed per the
California Building Code and the California Fire Code.

J 5.4 Multiple unit building complexes shall have building directories provided at the main
entrances. The directories shall be designed to the requirements of the Fire Department, see
Section 9-1 6.06 of the Ontario Municipal Code and Standard #H-003. .

] 5.5 All residential chimneys shall be equipped with an approved spark arrester meeting the
requirements of the California Building Code.

N

] 5.6 Knox ® brand key-box(es) shall be installed in location(s) acceptable to the Fire Department.
All Knox boxes shall be monitored for tamper by the building fire alarm system. See Standard
#H-001 for specific requirements.

[teof B - 95 of 99



CITY OF ONTARIO DAB CONDITIONS OF APPROVAL

Sign Off
LANDSCAPE PLANNING DIVISION vy " 2710
303 Eagt B" Street, Ontario, CA 91764 Jamie Richarr-jfs;n, Sr. Léndscape Planner Date
Reviewer's Name: Phone:
Jamie Richardson, Sr. Landscape Planner (909) 395-2615
D.A.B. File No.: Case Planner:
PDEV19-061 Luis Batres

Project Name and Location:
William Lyons - Piemonte

Tentative Tract No. 20303
Applicant/Representative:

Lewis Management Corp.
1156 N. Mountain Ave.
Upland, CA 91786

X A Preliminary Landscape Plan (dated 10/23/2020) meets the Standard Conditions for New
Development and has been approved with the consideration that the following conditions
below be met upon submittal of the landscape construction documents.

[] | A Preliminary Landscape Plan (dated) has not been approved.
Corrections noted below are required prior to Preliminary Landscape Plan approval.

A RESPONSE SHEET IS REQUIRED WITH RESUBMITTAL OR PLANS WILL BE RETURNED AS INCOMPLETE.
Landscape construction plans with plan check number may be emailed to: landscapeplancheck@ontarioca.gov
DIGITAL SUBMITTALS MUST BE 10MB OR LESS.

Civil/ Site Plans
Provide an arborist report and tree inventory for existing trees include genus, species, trunk
diameter, canopy width and condition. Show and note existing trees in good condition to remain and
note trees proposed to be removed. Include existing trees within 15’ of adjacent property that would
be affected by new walls, footings or on-site tree planting. Add tree protection notes on construction
and demo plans to protect trees to remain. Replacement and mitigation for removed trees shall be
equal to trunk diameter of heritage trees removed per the Development Code Tree Preservation
Policy and Protection Measures, section 6.05.020.
Provide details for the CMU retaining wall; section E-E is showing a 5’ retaining wall (the plan notes
6’) with a 3’ planter at the top and an additional 4’ retaining wall. The landscape plans note “CMU
retaining wall height and material per Civil Engineer.” During plan check provide details for the “Lock
and Load" planted wall.
Tree wells (pool parking) for trees shall be a minimum of 5'x5'.
Note for compaction to be no greater than 85% at landscape areas. All finished grades at 1 %"
below finished surfaces. S z A A{change-and-note maximum-and
slepes-te-3-h-Slopes along Concours Street will be addressed during plan check to achieve a
3:1 slope where feasible. Slopes greater than 3:1 shall include erosion control methods such
as geoweb fabric or blankets. 3:1 slopes shall include jute netting.
Add Note to Grading Plans: Landscape areas where compaction has occurred due to grading
activities and where trees or storm water infiltration areas are located shall be loosened by saoil
fracturing. For trees a 12'x12'x18” deep area; for storm water infiltration the entire area shall be
loosened. Add the following information on the plans: The back hoe method of soil fracturing shall be

o-Be-m walllaa L alala na-noto a at=
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used to break up compaction. A 4” layer of Compost is spread over the soil surface before fracturing
is begun. The back hoe shall dig into the soil lifting and then drop the soil immediately back into the
hole. The bucket then moves to the adjacent soil and repeats. The Compost falls into the spaces
between the soil chunks created. Fracturing shall leave the soil surface quite rough with large soil
clods. These must be broken by additional tilling. Tilling in more Compost to the surface after
fracturing per the soil report will help create an A horizon soil. Imported or reused Topsoil can be
added on top of the fractured soil as needed for grading. The Landscape Architect shall be present
during this process and provide certification of the soil fracturing. For additional reference see Urban
Tree Foundation — Planting Soil Specifications.

Landscape Plans

6. Provide an arborist report and tree inventory as noted in #1. Show any trees proposed to be
protected or removed.

7. Tree wells (pool parking) for trees shall be a minimum of 5'x5'.

8. Provide broad canopy trees in larger planter spaces; consider Quercus viginiana, suber or agrifolia,
Fraxinus uhdei, or Pistacia chinensis.

9. Landscape construction plans shall meet the requirements of the Landscape Development
Guidelines. See http://www.ontarioca.gov/landscape-planning/standards

10. After a project's entitlement approval, the applicant shall pay all applicable fees for landscape plan
check and inspections at a rate established by resolution of the City Council. Fees are:

Plan Check—less than 5acres ...........ccooeeveooo $1,561.00
Inspection—Construction (up to 3 inspections per phase)........ $600.00
Totake. o sousse sanavsaids 10100

Landscape construction plans with building permit number for plan check may be emailed to:
landscapeplancheck@ontarioca.qgov
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CITY OF ONTARIO
MEMORANDUM

TO: Luis Batres, Senior Planner
FROM: Bill Lee, Police Department
DATE: December 8™, 2019

SUBJECT: PDEV19-061 — A DEVELOPMENT PLAN TO CON STRUCT
CONDOMINIUM RESIDENTIAL UNITS LOCATED ON THE
NORTHEAST CORNER OF ONTARIO CENTER PARKWAY AND VIA
ALBA, WITHIN THE ONTARIO CENTER-PIEMONTE OVERLAY.

The “Standard Conditions of Approval” contained in Resolution No. 2017-027 apply. The

applicant shall read and be thoroughly familiar with these conditions, including, but not limited to,
the requirements below.

* Required lighting for walkways, driveways, doorways, parking lots, hallways, stairwells,
and other areas used by the public shall be provided. Lights shall operate via photosensor.
Photometrics shall be provided to the Police Department and include the types of fixtures
proposed and demonstrate that such fixtures meet the vandal-resistant requirement.
Planned landscaping shall not obstruct lighting.

* Rooftop addresses and building letters/numbers shall be installed on the buildings as stated
in the Standard Conditions. The numbers shall be at a minimum 3 feet tall and 1 foot wide,
in reflective white paint on a flat black background, and oriented with the bottom of the
numbers towards the addressed street.

* The Applicant shall comply with construction site security requirements as stated in the
Standard Conditions.

* First floor stairwells shall be constructed so as to either allow for visibility through the
stairwell risers or to prohibit public access to the areas behind stairwells.

¢ Bike storage room shall include a motion activated light sensor, which will be maintained
in proper working order at all times. This bike storage room shall also have a convex
mirror or similar installed to allow for visibility inside the room and behind the door.
Additionally, the bike storage room shall remain locked and require either key or key fob
access for entry.

® The development shall participate in the Crime-Free Multi Housing program offered by
the Ontario Police Department COPS Division.

The Applicant is invited to contact Bill Lee at (909) 408-1672 with any questions or concerns
regarding these conditions.
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CITY OF ONTARIO
MEMORANDUM

TO:
FROM:
DATE:

SUBJECT:

PLANNING DEPARTMENT, Luis Batres
BUILDING DEPARTMENT, Kevin Shear
October 23, 2019

PDEV19-061

X The plan does adequately address the departmental concerns at this time.

O
=

No comments

Report below.

Conditions of Approval

1. Standard Conditions of Approval apply.

KS:1x
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PLANNING COMMISSION
Ome) STAFF REPORT

PLANNING DEPARTMENT December 22, 2020

303 East B Street, Ontario, California 91764 Phone: 909.395.2036 / Fax: 909.395.2420

FILE NOS.: PGPA18-003 and PSP18-001

SUBJECT: A public hearing to consider certification of an Environmental Impact Report
(SCH#. 2019049079), including the adoption of a Mitigation Monitoring and Reporting
Program and a Statement of Overriding Considerations, in conjunction with the following:
[1] A General Plan Amendment (File No. PGPA18-003) to modify the Policy Plan (General
Plan) Land Use Plan (Exhibit LU-01), changing the land use designation on 376.3 acres of
land from Business Park (0.6 FAR), Office Commercial (0.75 FAR) and General Commercial
(0.4 FAR), to Business Park (0.6 FAR) and Industrial (0.55 FAR), and modify the Future
Buildout Table (Exhibit LU-03) to be consistent with the land use designation changes; and
[2] A Specific Plan (File No. PSP18-001 — Merrill Commerce Center) to establish the land
use districts, development standards, guidelines, and infrastructure improvements for the
potential development of up to 8,455,000 square feet of Industrial and Business Park land
uses on the Project site, generally bordered by Eucalyptus Avenue to the north, Merrill
Avenue to the south, Carpenter Avenue to the east, and Grove Avenue to the west;
(APNs: 1054-111-01, 1054-111-02, 1054-121-01, 1054-121-02, 1054-131-01, 1054-131-02,
1054-141-01, 1054-141-02, 1054-151-01, 1054-151-02, 1054-161-01, 1054-201-01, 1054-201-
02, 1054-211-01, 1054-211-02, 1054-221-01, 1054-221-02, 1054-331-01, 1054-331-02, 1054-
341-01, 1054-341-02, 1054-351-01, 1054-351-02, 1054-171-02, 1054-171-04, 1054-181-01,
1054-181-02, 1054-191-01, 1054-191-02, 1054-361-01, 1054-361-02, 1054-161-02, 1054-161-
03, 1054-171-01, 1051-171-03, 0218-261-29, 0218-261-34, 0218-261-35, and 0218-261-37).
submitted by Merrill Commerce Center East LLC & Merrill Commerce Center West LLC.
City Council action is required

PROPERTY OWNERS: Prologis L.P.; Joseph and Doleen Borba Administrative Trust;
Minaberry Family, LLC;

RECOMMENDED ACTION: That the Planning Commission consider and recommend that
the City Council: 1) certify the Merrill Commerce Center Specific Plan Environmental
Impact Report (EIR) (SCH# 2019049079) including the adoption of a Mitigation Monitoring
and Reporting Program and a Statement of Overriding Considerations; 2) Approve the
General Plan Amendment (File No. PGPA18-003); and 3) Approve the Merrill Commerce
Center Specific Plan (File No. PSP18-001), pursuant to the facts and reasons contained in
the staff report and attached resolutions, and subject to the conditions of approval
contained in the attached departmental reports.

Case Planner: Edmelynne V. Hutter, AICP Hearing Body Date Decision Action
Planning Directo DAB
Approval: PC 12/22/2020 Recommend
Submittal Date: 06/19/2018 CcC TBD Final
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Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

PROJECT SETTING: The Project site is
comprised of 376.3 acres of
agricultural/dairy  uses, a truck
terminal, and vacant land located
at the northeast corner of Merrill
and Grove Avenues, within the
Specific  Plan and Agricultural
Overlay (SP(AG)) zoning district,
and is depicted in Figure 1: Project
Location. The Project site is
bordered by Eucalyptus Avenue
on the north, Merrill Avenue on the
south, Carpenter Avenue on the
east, and Grove Avenue on the
west. The properties to the north of
the site are currently developed with agricultural uses and dairies and are located within
the SP(AG) zoning district. The properties to the south are developed with the Chino
Airport, industrial buildings and agricultural uses, and are located within the City of Chino.
The properties east of the Project are improved with industrial and warehousing
developments. The properties to the west are developed with dairy farms. The existing
surrounding land uses, zoning, and general plan and specific plan land use designations
are summarized in the “Surrounding Zoning & Land Uses” table located in the Technical
Appendix of this report.

Figure 1: Project Location

PROJECT ANALYSIS:

(1) Background — The Ontario Plan (“TOP”) Policy Plan (General Plan) provides the
basic framework for development within the 8,200-acre area commonly referred to as
Ontario Ranch. The Policy Plan requires City Council approval of a Specific Plan for new
developments within Ontario Ranch. A Specific Plan is required to ensure that sufficient
lond area is included to achieve cohesive, unified districts and neighborhoods.
Addifionally, a Specific Plan is required to incorporate a development framework for
detailed land use, circulation, infrastructure improvements (such as drainage, sewer, and
water facilities), provision for public services (including parks and schools), and urban
design and landscape standards.

(2) General Plan Amendment — The Merrill Commerce Center Specific Plan serves to
implement the City's Policy Plan for the Project site and provides zoning regulations for
development of the Project site by establishing permitted land uses, development
standards, infrastructure requirements, and implementation requirements for the
development of approximately 376.3 acres within the Specific Plan boundaries. In order
to implement the Specific Plan land use as shown in Figure 4: Land Use Plan, the Project
includes a General Plan Amendment (“GPA"”) to change the land uses designated
Business Park (0.6 Floor Area Ratio (“FAR”)), Office Commercial (0.75 FAR), and General
Commercial (0.4 FAR), to Business Park (0.6 FAR) and Industrial (0.55 FAR). The GPA will

Page 2 of 22
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Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

facilitate the potential development of 8,455,000 square feet of General Industrial and
Business Park development. The amendment includes changes to TOP Policy Plan Exhibit
LU-01, Official Land Use Plan, (Figure 2: General Plan Land Use Plan Amendment) and
Exhibit LU-03, Future Buildout, to reflect the proposed land use designation changes
(Exhibit A—Amended LU-03: Future Buildout Table).

The proposed GPA would change the land use designations to allow for a larger area for
industrial development along the southern portion of the Project site, abutting Merrill
Avenue, and allow for a business park buffer along the northern portion of the site,
abutting Eucalyptus Avenue. The Business Park land use district serves as a buffer of very
light industrial, commercial, and office uses to transition between the future residential
and mixed use land uses north of the Project site, within the Medium Density Residential
(11.1 =25 du/ac) and NMC West Mixed Use TOP land use designations.

EXI PROPOSED

I N T ~ ———
{8 R

A

STING

LEGEND

Low-Medium Density (5.1 - 11 du / ac) [JIIN Mixed Use

Medium Density (11.1 - 25 du / ac) Business Park (0.6 FAR)
I High Density (25.1 - 45 du / ac) Industrial (0.55 FAR)

- General Commercial (0.4 FAR) N Chino Airport Overlay

I office Commerecial (0.75 FAR)

Figure 2: General Plan Land Use Plan Amendment

The southwest portion of the City, including the Project site, are impacted by the Chino
Airport. The City is currently working towards completing an Airport Land Use
Compatibility Plan for portions of the City that are impacted by aircraft operations at
Chino Airport. Public Utilities Code Section 21370.1(c) requires that local jurisdictions
under the “alternative process” to “rely upon” the California Airport Land Use Planning
Handbook (Handbook) published by the California Department of Transportation
(Caltrans), Division of Aeronautics, October 2011, for preparing Compatibility Plans and
utilize the Handbook’s height, land use, noise, safety, and density criteria. The Project site
is located within Safety Zones 1, 2, 3, 4, and 6, as shown in Figure 3: Chino Airport Safety
Zones, which limits the concenfration of people, land uses such as schools, day care
centers, hospitals, nursing homes, indoor/outdoor stadiums/arenas, and the storage of
any hazardous materials. The Project site is also impacted by aircraft traffic patterns from
Runway 3-21, where aircraft fly directly over the Project site when performing Touch-and-

Page 3 of 22
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Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

Go Landings (“TGL"), a maneuver where aircraft are landing on a runway and taking off
again without coming to a full stop, and the pilot then circles the airport in a defined
patftern to allow many landings to be practiced in a short time. The proposed Industrial
and Business Park land uses are compatible land uses in Safety Zones 2, 3, 4, and 6, in that
these land uses are not considered sensitive land uses.

| Legend
2| === Ontario City Limits
“B Chino Airport Safety Zones

B zonet
§ 5 zone2
S 77 zones
[TTT] zone 4
| [ZA zonee

.}, TOP Land Use Designations
Airport
Business Park
% B Genecal Commeccial
igh Density Residential
Heosplalty
Industrial
Low Densiy Resicental
LangFn
Low-ttealum Denszy Resigentsl
Medium Densty Resdental
% [ haxes Use
I Nsighborhood Commercial
Office Commercisl
Open Spsce - Non-Recrestional
I Open Space - Recrestions!
Open Space - Water
Public Faciity
I Puoic scnoct
Rural Residental
Rail

0 0125 025

Figure 3: Chino Airport Safety Zones and Existing TOP Land Use Designations

The proposed Business Park and General Industrial land uses are consistent with other
approved and proposed Specific Plans along the same corridor, generally bound by
Eucalyptus Avenue to the north and Merrill Avenue to the south, including the South
Ontario Logistics Center, Ontario Ranch Business Park, and the West Ontario Commerce
Center Specific Plans.

(3) Specific Plan — The Merrill Commerce Center Specific Plan establishes a
comprehensive set of design guidelines and development regulations to guide and
regulate site planning, landscape, and architectural character, and ensuring that
excellence in community design is achieved during Project development. The Merrill
Commerce Center Specific Plan establishes the procedures and requirements to
approve new development within the Project site to ensure that TOP Policy Plan goals
and policies are achieved.

(4) Land Use Plan — The Merrill Commerce Center Specific Plan consists of eleven
Planning Areas that willaccommodate a variety of commercial, office, technology, light
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Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020
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Figure 4: Land Use Plan

manufacturing, and warehouse/distribution uses. The Land Use Plan implements the
vision of TOP by providing opportunities for employment in manufacturing, distribution,
research and development, service, professional office, and supporting retail at
intensities designed to meet the demand of current and future market conditions.

The Specific Plan identifies the land use intensity anficipated in the eleven proposed
planning areas (see Figure 4: Land Use Plan, above). The Specific Plan is proposing a

maximum 0.6 FAR within the Business
Park land use district (Planning Areas 1A,
3A, 4A, 5A, and 6A) and 0.55 FAR within
the Industrial land use district (Planning
Areas 1, 2, 3, 4, 5, and 6). The proposed
FARs for the Planning Areas are
consistent within the Policy Plan Land
Use designations for Business Park and
Industrial.

The Specific Plan proposes the potential
development of up to 8,455,000 square
feet of industrial and business park
development. Planning Areas 1A, 3A,
4A, 5A, and 6A, located along the
northern portion of the Specific Plan
Areq, is approximately 55.1 acres in size
and can potentially be developed with
1,441,000 square feet of business park
development. Planning Areas 1, 2, 3, 4,

Planning Site Maximum Building
Area Acreage Square Footage
Industrial (Max. 0.55 FAR)
___________ | l.589 1411000
2 P62 i 1,488,000
I 0807 o i..735000 .
A LSV i 745000
I N L9099 i 1,435000
6 i 50.1 1,200,000
Subtotal | 292.8 | 7,014,000
Business Park (Max. 0.60 FAR)
__________ WA 4229 i .598000 .
_________ 3A i 57 150000
_________ AA i 58 152000
_________ 5A i 12 293000
6A 95 248,000
Subtotal 55.1 1,441,000
Circulation 28.4 --
TOTAL 376.3 8,455,000

5, and 6, located along the southern

Figure 5: Land Use Summary Table
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Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

portion of the Specific Plan, is approximately 292.8 acres in size and can potentially be
developed with 7,014,000 square feet of industrial development (see Figure 5: Land Use

Summary Table, above).

(5) Design Guidelines — The design theme and concept for the Merrill Commerce
Center Specific Plan was created to ensure a high-quality, attractive, and cohesive

design structure for the Specific Plan.

The guidelines provide the following objectives for

all future development within the Specific Plan area:

¢ Demonstrates high-quality development that complements and integrates into
the community and adds value to the City.

¢ Creates afunctional and sustainable place that ensures Merrill Commerce Center
is competitive regionally and appropriate in the Ontario Ranch community.

e lllustrates the distinctive characteristics of the two land use districts: Business Park

and Industrial.

e Establishes criteria for building design and materials, landscape design, and site
design that provide guidance to developers, buildings, architects, landscape
architects, and other professionals preparing plans for construction.

e Provides guidance to City
staff and the Planning
Commission in the review and
evaluation of future
development projects in the
Merrill  Commerce Center
Specific Plan area.

e Incorporates construction
and londscape design
standards  that  promote
energy and water
conservation strategies.

¢ Implements the goals and
policies of TOP and the intent
of the Ontario Development
Code.

The Planning Areas within the Merrill
Commerce Center Specific Plan are
designed to be architecturally
consistent yet distinct through use
and  circulation. The  Design
Guidelines have been established to
promote high-quality architecture as
required by the Ontario
Development Code and TOP. The
proposed architectural theme of the

Figure 6: Building Architecture Design Examples
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Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

Specific Plan incorporates a Contemporary Architectural style, and the two planning
areas shall be designed to be compatible with and complement one another. The
design guidelines of the Specific Plan will require all buildings to provide a recognizable
base, body, roofline, and entry. The Specific Plan provides examples of the type of
industrial and business park concepts that are envisioned to be constructed within the
Specific Plan (see Figure 6: Architecture Design Examples, above).

The Specific Plan requires all buildings to be designed to highlight the primary entryways
by incorporating special materials, visual relief, massing, and shading. Additionally, the
facades that front onto a public street must incorporate vertical and horizontal
articulation and material changes that will assist in enhancing these elevations and
providing visual interest from the public view.

R
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Figure 7: Conceptual Vehicular Circulation and Access Plan

(6) Circulation Concept — The circulation plan for the Specific Plan reinforces the
objective of moving vehicles, pedestrians, cyclists, and public fransit safely and efficiently
through and around the Project. The Specific Plan establishes the hierarchy and general
location of roadways within the Merril Commerce Center Specific Plan (see Figure 7:
Conceptual Vehicular Circulation and Access Plan, above).
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Future traffic signals are planned at the following ten intersections:

Eucalyptus and Grove Avenues

Eucalyptus and Walker Avenues

Eucalyptus and Vineyard Avenues

Grove Avenue and Street “A”

Merrill and Grove Avenues

Merrill Avenue — between Grove and Walker Avenues
Merrill and Walker Avenues

Merrill and Baker Avenues

Merrill and Vineyard Avenues

Merrill and Carpenter Avenues
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Figure 8: Merrill and Eucalyptus Avenues Street Cross Sections
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Additionally, primary access into the business park development will be provided along
Eucalyptus Avenue. Primary access info the industrial developments will be provided
along Grove Avenue, Walker Avenue, Baker Avenue, Vineyard Avenue, Carpenter
Avenue, and Merrill Avenue.

Merrill and Eucalyptus Avenues, which run east-to-west along the southern and northern
portions of the Project site, will be improved as four-lane collector streets with 98-foot and
108-foot rights-of-way, respectively. Each street will include a parkway and a
multipurpose trail. Merrill and Eucalyptus Avenues will include a Class-Il bike lane (see
Figure 8: Merrill and Eucalyptus Avenues Street Cross Sections, above).

(7) Landscaping — The landscape design theme for the Merrill Commerce Center
Specific Plan encourages durable landscape materials and designs that enhance the
aesthetics of the structure, create, and define public and private spaces, and provide
shade and environmental benefits. Table 6-1 of the Merrill Commerce Center Specific
Plan establishes a base palette for the Merrill Commerce Center and includes a variety
of groundcovers, shrubs, ornamental grasses, and evergreen and deciduous frees. The
selection complements the design theme of the Specific Plan area and features water-
efficient, drought-tolerant species native to the region. Similar plant materials may be
substituted for the species listed in Table 6-1 if the alternative plans are climate
appropriate and enhance the thematic setting.

The minimum landscape coverage required for both Business Park and Industrial land use
districts is 10 percent. As illustrated in the street sections, Eucalyptus and Merrill Avenues
will each be required to provide a 35-foot wide neighborhood edge (see Figure 8: Merrill
and Eucalyptus Avenues Street Cross Sections, above). Vineyard Avenue will be required
to provide a 45-foot wide neighborhood edge. Grove Avenue will be designed with a
40-foot wide neighborhood edge, and Walker Avenue will provide a 30-foot wide
neighbornood edge. Baker Avenue, Carpenter Avenue, and Street “A” will each be
designed with a 9-foot wide parkway that includes a 5-foot wide sidewalk and a 4-foot
wide curb adjacent landscape area.

(8) Infrastructure and Services — The backbone infrastructure to serve all areas of the
Specific Plan will be installed by the developers in accordance with the Ontario Ranch
(New Model Colony) Master Plans for streets, water (including recycled water), sewer,
storm drain, and fiber optics facilities. Natural gas will be provided by Southern California
Gas Company and the electricity by Southern California Edison (“SCE"). Development of
the Project requires installation by the developer, all infrastructure necessary to serve the
Project as a standalone development, with phasing and ultimate details to be reviewed
and approved via a Development Agreement that will be reviewed by the Planning
Commission in conjunction with the Project site’s subdivision map.

Page 9 of 22

Item C - 9 of 1038



Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

i ,
’ Eucglmusgm

PHASE'B PHASEB' | PHASE A

(PA. 1A) (PA. 3A) | (PA. 4A) (PA. 5A)
PHASE B
(PA. 1)

PHASE !B/ | PHASE A \! PHASE A

ST (PA.3) | (PA.4) E (PA. 5)
PHASE B g
(PA. 2) 3
3

o — o — i — - S— i —— i — - —
¥
r

R LT AVE T B e B B S e o e e ERRILA
R = = ey = e S, faE

Figure 9: Conceptual Phasing Plan

(9) Specific Plan Phasing — Development phasing within the Specific Plan will be
determined by the developer, based upon the real estate market conditions,
infrastructure extensions, and associated Development Agreements. The Specific Plan
provides a Conceptual Phasing Plan and anticipates development to occur in three
phases (see Figure 9: Conceptual Phasing Plan, above). The phases may be developed
as subphases and may occur either sequentially or concurrently with one another.

(10) Signage — The Merrill Commerce Center Specific Plan requires that signage within
the Specific Plan area adhere to Section 6.10 (Signage Guidelines) of the Merrill
Commerce Center Specific Plan and comply with Chapter 8 (Sign Regulations) of the
Development Code.

COMPLIANCE WITH THE ONTARIO PLAN: The proposed Project is consistent with the
principles, goals and policies contained within the Vision, Governance, Policy Plan
(General Plan), and City Council Priorities components of TOP. More specifically, the
goals and policies of TOP that are furthered by the proposed Project are as follows:

(1) City Council Goals.

*» |nvestin the Growth and Evolution of the City's Economy

= Operate in a Businesslike Manner

» Investin the City's Infrastructure (Water, Streets, Sewers, Parks, Storm Drains and
Public Facilities)

» Ensure the Development of a Well Planned, Balanced, and Self-Sustaining
Community in the Ontario Ranch area

Page 10 of 22

Item C - 10 of 1038



Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

(2) Governance.
Decision Making:

» Goal GI1: Sustained decision-making that consistently moves Ontario towards
its Vision by using The Ontario Plan as a framework for assessing choices.

» GI1-2 long-term Benefit. We require decisions to demonstrate and
document how they add value to the community and support the Ontario Vision.

(3) Policy Plan (General Plan)

Land Use Element:

»  GoallUl: Acommunity that has a spectrum of housing types and price ranges
that match the jobs in the City and that make it possible for people to live and work in
Ontario and maintain a quality of life.

» LUI1-1 Strategic Growth. We concentrate growth in strategic locations that
help create place and identity, maximize available and planned infrastructure, and
foster the development of transit.

» LU1-3 Adequate Capacity. We require adequate infrastructure and
services for all development.

> LU1-6 Complete Community. We incorporate a variety of land uses and
building types in our land use planning efforts that result in a complete community where
residents at all stages of life, employers, workers and visitors have a wide spectrum of
choices of where they can live, work, shop and recreate within Ontario. (Refer to
Complete Community Section of Community Economics Element).

»  Goal LU2: Compatibility between a wide range of uses.

» LU2-6. Infrastructure Compatibility. We require infrastructure to be
aesthetically pleasing and in context with the community character.

» Goal LUS: Integrated airport systems and facilities that minimize negative
impacts to the community and maximize economic benefits.

» LUS-3: Airport Impacts. We work with agencies to maximize resources to
mitigate the impacts and hazards related to airport operations.

» LUS-6. Alternative Process. We fulfill our responsibilities and comply with
state law with regard to Alternative Process for proper airport land use compatibility
planning.
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» LU5-7: ALUCP Consistency with Land Use Regulations. We comply with state
law that requires general plans, specific plans and all new development be consistent
with the policies and criteria set forth within an Airport Land Use Compatibility Plan for
any public use airport.

Community Economics Element:

» Goal CE2: A City of distinctive neighborhoods, districts, and corridors, where
people choose to be.

» CE2-1 Development Projects. We require new development and
redevelopment to create unique, high-quality places that add value to the community.

» CE2-2 Development Review. We require those proposing new
development and redevelopment to demonstrate how their projects will create
appropriately unique, functional and sustainable places that will compete well with their
competition within the region.

» CE2-4 Protection of Investment. We require that new development and
redevelopment protect existing investment by providing architecture and urban design
of equal or greater quality.

» CE2-5 Private Maintenance. We require adequate maintenance, upkeep,
and investment in private property because proper maintenance on private property
protects property values.

Safety Element:

=  Goal S1: Minimized risk of injury, loss of life, property damage and economic
and social disruption caused by earthquake-induced and other geologic hazards.

» S1-1 Implementation of Regulations and Standards. We require that all new
habitable structures be designed in accordance with the most recent California Building
Code adopted by the City, including provisions regarding lateral forces and grading.

Mobility Element:

=  Goal M1: A system of roadways that meets the mobility needs of a dynamic
and prosperous Ontario.

» MI1-1 Roadway Design and Maintenance. We require our roadways to:

o Comply with federal, state and local design and safety standards.
e Meet the needs of multiple fransportation modes and users.
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e Handle the capacity envisioned in the Functional Roadway
Classification Plan.
e Be compatible with the streetscape and surrounding land uses.

» MI1-2 Mitigation of Impacts. We require development to mitigate its traffic
impacts.

Community Design Element:

» Goal CDI1: A dynamic, progressive city containing distinct neighborhoods and
commercial districts that foster a positive sense of identity and belonging among
residents, visitors, and businesses.

» CDI-1 City Identity. We take actions that are consistent with the City being
a leading urban center in Southern California while recognizing the diverse character of
our existing viable neighborhoods.

» CDI1-2 Growth Areas. We require development in growth areas to be
distinctive and unique places within which there are cohesive design themes.

» Goal CD2: A high level of design quality resulting in public spaces,
streetscapes, and developments that are attractive, safe, functional and distinct.

» CD2-1 Quality Architecture. We encourage all development projects to
convey visual interest and character through:

e Building volume, massing, and height to provide appropriate scale and
proportion;

e A frue architectural style which is carried out in plan, section and
elevation through all aspects of the building and site design and appropriate for its
setting; and

e Exterior building materials that are visually interesting, high quality,
durable, and appropriate for the architectural style.

» CD2-7 Sustainability. We collaborate with the development community to
design and build neighborhoods, streetscapes, sites, outdoor spaces, landscaping and
buildings to reduce energy demand through solar orientation, maximum use of natural
daylight, passive solar and natural ventilation, building form, mechanical and structural
systems, building materials and construction techniques.

» CD2-8 Safe Design. We incorporate defensible space design into new and
existing developments to ensure the maximum safe travel and visibility on pathways,
corridors, and open space and at building entrances and parking areas by avoiding
physically and visually isolated spaces, maintenance of visibility and accessibility, and
use of lighting.
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» CD2-92 Landscape Design. We encourage durable landscaping materials
and designs that enhance the aesthetics of structures, create and define public and
private spaces, and provide shade and environmental benefits.

» CD2-10 Surface Parking Areas. We require parking areas visible to or used
by the public to be landscaped in an aesthetically pleasing, safe and environmentally
sensitive manner. Examples include shade frees, pervious surfaces, urban run-off capture
and infiltration, and pedestrian paths to guide users through the parking field.

» CD2-11 Entry Statements. We encourage the inclusion of amenities,
signage and landscaping at the entry to neighborhoods, commercial centers, mixed use
areas, industrial developments, and public places that reinforce them as uniquely
identifiable places.

» CD2-12 Site and Building Signage. We encourage the use of sign programs
that utilize complementary materials, colors, and themes. Project signage should be
designed to effectively communicate and direct users to various aspects of the
development and complement the character of the structures.

» CD2-13 Entitlement Process. We work collaboratively with all stakeholders
to ensure a high degree of certainty in the efficient review and timely processing of all
development plans and permifs.

» Goal CD3: Vibrant urban environments that are organized around intense
buildings, pedestrian and transit areas, public plazas, and linkages between and within
developments that are conveniently located, visually appealing and safe during all
hours.

» CD3-1 Design. We require that pedestrian, vehicular, bicycle and
equestrian circulation on both public and private property be coordinated and
designed to maximize safety, comfort, and aesthetics.

» CD3-2 Connectivity Between Streets, Sidewalks, Walkways and Plazas. We
require landscaping and paving be used to optimize visual connectivity between streets,
sidewalks, walkways and plazas for pedestrians.

» CD3-3 Building Entrances. We require all building enfrances to be
accessible and visible from adjacent streets, sidewalks or public open spaces.

» CD3-5 Paving. We require sidewalks and road surfaces to be of a type and
quality that contributes to the appearance and utility of streets and public spaces.

» CD3-6 Landscaping. We utilize landscaping to enhance the aesthetics,
functionality and sustainability of streetscapes, outdoor spaces and buildings.

Page 14 of 22

Item C - 14 of 1038



Planning Commission Staff Report
File No.: PGPA18-003 and PSP18-001
December 22, 2020

= Goal CD5: A sustained level of maintenance and improvement of properties,
buildings and infrastructure that protects the property values and encourages additional
public and private investments.

» CD5-1 Maintenance of Buildings and Property. We require all public- and
privately-owned buildings and property (including trails and easements) to be properly
and consistently maintained.

» CD5-2 Maintenance of Infrastructure. We require the continual
maintenance of infrastructure.

HOUSING ELEMENT COMPLIANCE: The Project is consistent with the Housing Element of the
Policy Plan (General Plan) component of The Ontario Plan, as the Project site is not one
of the properties in the Available Land Inventory contained in Table A-3 (Available Land
by Planning Area) of the Housing Element Technical Report Appendix.

AIRPORT LAND USE COMPATIBILITY PLAN (ALUCP) COMPLIANCE: The Project site is located
within the Airport Influence Area (“AIA”) of Ontario International Airport and has been
found to be consistent with the policies and criteria set forth within the Ontario
International Airport Land Use Compatibility Plan. The California State Aeronautics Act
(Public Utilities Code Section 21670 et seq.) requires that an Airport Land Use
Compatibility Plan be prepared for all public use airports in the State; and requires that
local land use plans and individual development proposals must be consistent with the
policies set forth in the adopted Airport Land Use Compatibility Plan. On April 19, 2011,
the City Council of the City of Ontario approved and adopted the Ontario International
Airport Land use Compatibility Plan (*ALUCP”), establishing the Airport Influence Area for
Ontario International Airport, which encompasses lands within parts of San Bernardino,
Riverside, and Los Angeles Counties, and limits future land uses and development within
the Airport Influence Areq, as they relate to noise, safety, airspace protection, and
overflight impacts of current and future airport activity. The proposed Project is located
within the Airport Influence Area of Ontario International Airport and was evaluated and
found to be consistent with the policies and criteria of the ALUCP. Any special conditions
of approval associated with uses near the airport are included in the conditions of
approval provided with the attached Resolution.

The Project site is also located within Chino Airport’s airport influence area and the Chino
Airport zoning overlay. Land use compatibility assessments are part of the Chino Airport
Master Plan. The Project site is within Safety Zones 1, 2, 3, 4, and 6 of the Chino Airport
Overlay (Generic Safety Zones for General Aviation Airports from the Caltrans Division of
Aeronautics — California Airport Land Use Planning Handbook). The restrictions applicable
to the Safety Zones are summarize as follows:

e Zonel — Runway Protection Zone — No Build Zone (Sitewide Average — 0 People,
Single Acre — 0 People)
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e Zone 2 - Inner approach/departure zone: At least 25 percent of the zone should
remain as open land. (Sitewide Average — 60 People, Single Acre — 120 People)

e 7Zone 3- Inner Turning Zone: Maintain approximately 15 percent open land within
the overall zone (Sitewide Average — 100 People, Single Acre — 300 People).

e 7one 4 - Outer approach/departure zone: Maintain approximately 15 percent
open land within the overall zone (Sitewide Average — 150 People, Single Acre —
450 People).

e /one 6 - Traffic pattern zone: Approximately 10 percent of usable open land or an
open area approximately every 174 to 1/2 mile should be provided (Sitewide
Average — 300 People, Single Acre — 1200 People).

ENVIRONMENTAL REVIEW: The Specific Plan is located in the City of Ontario in what was
formally the approximate 8,200-acre City of Ontario Sphere of Influence (“SOI”) area. On
January 7, 1998, the City of Ontario adopted the New Model Colony (“NMC”) General
Plan Amendment, setting forth a comprehensive strategy for the future development of
the SOI. The NMC is bound by Riverside Drive to the north, Milliken Avenue to the east,
Euclid Avenue to the west, and Merrill Avenue/Bellegrave to the south.

On January 27, 2010, the City adopted The Ontario Plan and certified the accompanying
EIR. The Policy Plan component of TOP serves as the General Plan for the entire City,
including the NMC (now referred to as “Ontario Ranch”). TOP identified many areas that
might have a potentially significant impact on the environment. These areas included: 1)
Aesthetics; 2) Biological Resources; 3) Geology and Soils; 4) Hazards and Hazardous
Materials; 5) Hydrology and Water Quality; 6) Land Use and Planning; 7) Mineral
Resources; 8) Population and Housing; 9) Public Services; 10) Recreation; and 11) Utilities
and Service systems. Through the EIR process, these potential impacts were analyzed,
revisions were incorporated into the plan, and/or mitigation measures were identified
that reduced the potential environmentalimpacts to a level that was less than significant.

TOP also identified several potential impacts that, even with revisions and/or mitigation
measures, could not be reduced to a level of less than significant. These areas include:

e Agriculture Resources —

Impact 5.2-1. Buildout of TOP would convert 3,269.3 acres of California Resource
Agency designated Prime Farmland, Unique Farmland, and Farmland of
Statewide Importance to residential, commercial, mixed-use, and industrial land
uses. Consequently, Impact 5.2-1 would remain significant and unavoidable and
a Statement of Overriding Considerations would be required.

Impact 5.2-2. There are a number of Wiliamson Act contracts within the City that
have yet to expire. Buildout of TOP would most likely require the cancellation or
nonrenewal of these contracts. The current use of these contracts would slow the
rate of conversion from agricultural to nonagricultural land, but it would not
impede the conversion. Since there are some Wiliamson Act contracts still active
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in Ontario Ranch, implementation of the proposed land use plan for TOP would
conflict with these contracts and cause a significant impact. Consequently,
Impact 5.2-2 would remain significant and unavoidable and a Statement of
Overriding Considerations would be required.

Impact 5.2-3. Development of the city in accordance with TOP would increase
the amount of nonagricultural land uses. When nonagricultural land uses are
placed near agricultural uses, the odors, noises, and other hazards related to the
agriculture conflict with the activities and the quality of life of the people living
and working in the surrounding areas. Consequently, conversion of agricultural
uses in the City may cause farms and agricultural land uses outside the City to be
converted to nonagricultural uses because of the nuisances related to agriculture.
Impact 5.2-3 would remain significant and unavoidable. Therefore, a Statement
of Overriding Considerations would be required.

o Air Quality -

Impact 5.3-1. The Project would not be consistent with the Air Quality
Management Plan (AQMP) because air pollutant emissions associated with
buildout of the City of Ontario would cumulatively contribute to the
nonattainment designations in the South Coast Air Basin (SOCAB). Furthermore,
buildout of the Proposed Land Use Plan would exceed current estimates of
population, employment, and vehicle miles traveled for Ontario and, therefore,
these emissions are not included in the current regional emissions inventory for the
SoCAB. As both criteria must be met in order for a project to be considered
consistent with the AQMP, the Project would be considered inconsistent with the
AQMP. Consequently, Impact 5.3-1 would remain significant and unavoidable
and a Statement of Overriding Considerations would be required.

Impact 5.3-2. Construction activities associated with buildout of TOP would result
in general short-term emissions that exceed the South Coast Air Quality
Management District’s (“SCAQMD") regional significance thresholds; cumulatively
contribute to the SOCAB’s nonattainment designations for O3, PM10, and PM2.5;
and potentially elevate concentrations of air pollutants at sensitive receptors.
Consequently, Impact 5.3-2 would remain significant and unavoidable and a
Statement of Overriding Considerations would be required.

Impact 5.3-3. Buildout of TOP would generate long-term emissions that would
exceed SCAQMD's regional significant thresholds and cumulatively contribute to
the SOCAB nonattainment designations for O3, PM10, and PM2.5. Consequently,
Impact 5.3-3 would remain significant and unavoidable and a Statement of
Overriding Considerations would be required.

Impact 5.3-5. Approval of residential and other sensitive land uses within 500 feet
of I-10, I-15, or SR-60 would result in exposure of persons o substantial
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concentrations of diesel particulate matter. Consequently, Impact 5.3-5 would
remain significant and unavoidable and a Statement of Overriding Considerations
would be required.

Impact 5.3-6. Conversion of agricultural land to nonagricultural uses would
temporarily expose residents to objectional odors. Consequently, Impact 5.3-6
would remain significant and unavoidable and a Statement of Overriding
Considerations would be required.

e Cultural Resources -

Impact 5.5-1. Although protective regulations are in place and preservation
policies are included in TOP, implementation of the Proposed Land Use Plan,
especially within growth focus areas, has the potential to impact Tier lll historic
resources. Mitigation Measures 5-1 would require a historical evaluation for
properties within historic resources in the Focus Areas under the City's ordinance.
However, the ordinance does not provide a high level of protection for Tier |l
resources. As a result, historical resources categorized under the Ordinance as Tier
Il could potentially be impacted with implementation of the Proposed Land Use
Plan. Consequently, Impact 5.5-1 would remain significant and unavoidable and
a Statement of Overriding Considerations would be required.

¢ GClobal Climate Change —

Impact 5.6-1. Buildout of the City of Ontario would generate greenhouse gas
("GHG") emissions that would significantly contribute to global climate change
impacts in California. GHG emissions generated in the City would significantly
contribute to climate change impacts in California as a result of the growth in
population and employment in the City and scale of development activity
associated with buildout of the Proposed Land Use Plan. Consequently, Impact
5.6-1 would remain significant and unavoidable and a Statement of Overriding
Considerations would be required.

e Noise —

Impact 5.12-1. Buildout of the Proposed Land Use Plan would result in an increase
in traffic on local roadways in the City of Ontario, which would substantially
increase noise levels. Consequently, Impact 5.12-1 would remain significant and
unavoidable and a Statement of Overriding Considerations would be required.

Impact 5.12-2. Noise-sensitive uses could be exposed to elevated noise levels from
transportation sources. Any siting of new sensitive land uses within a noise
environment that exceeds the normally acceptable land use compatibility
criterion would result in a potentially significant impact and would require a
separate noise study through the development review process to determine the
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level of impacts and required mitigation. Consequently, Impact 5.12-2 would
remain significant and unavoidable and a Statement of Overriding Considerations
would be required.

Impact 5.12-3. Construction activities associated with buildout of the individual
land uses associated with the Proposed Land Use Plan would expose sensitive uses
to strong levels of ground borne vibration. Consequently, Impact 5.12-3 would
remain significant and unavoidable and a Statement of Overriding Considerations
would be required.

Impact 5.12-5. Construction activities associated with buildout of the individual
land uses associated with the Proposed Land Use Plan would substantially elevate
noise levels in the vicinity of sensitive land uses. Consequently, Impact 5.12-5 would
remain significant and unavoidable and a Statement of Overriding Considerations
would be required.

Impact 5.12-6. Noise-sensitive land uses within the 65 dBA CNEL contour of the
Ontario International Airport would be exposed to substantial levels of airport-
related noise. Consequently, Impact 5.12-6 would remain significant and
unavoidable and a Statement of Overriding Considerations would be required.

e Transportation and Traffic —

Impact 5.15-1. Buildout of the Proposed Land Use Plan would result in additional
traffic volume that would significantly cumulatively confribute to main-line
freeway segment impacts. The City's development impact fees cannot be used
for improvements to roadway facilities under Caltrans jurisdiction. Consequently,
impacts to freeway segments within the City under Impact 5.16-1 would be
significant and unavoidable and a Statement of Overriding Considerations would
be required.

While these impacts will be significant and unavoidable, the City determined that the
benefits of the Ontario Ranch development outweigh the potential unavoidable,
adverse impacts of the plan. As a result, the City adopted a Statement of Overriding
Considerations for those impacts that could not be fully mitigated to a level of less than
significant.

Even though and EIR was prepared for TOP, the analyses focused on the program or “big
picture” impacts associated with development. With the submittal of the Merrill
Commerce Center Specific Plan, staff is charged with evaluating the potential impacts
of development at the project level. Staff completed an Initial Study for the Project and
determined that an EIR should be prepared for the Merrill Commerce Specific Plan.
Through the Initial Study preparation and scoping meeting discussion, an EIR was
prepared for the Merrill Commerce Center Specific Plan addressing the following issues:
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Tribal Cultural Resources
Utilities and Service Systems

Geology and Soils
Greenhouse Gas Emissions
Hazards and Hazardous Materials

e Agricultural Resources e Hydrology/Water Quality
e Air Quality e Land Use and Planning

e Biological Resources e Noise

e Cultural/Tribal Resources e Population/Housing

e Energy e Transportation

[ ]

The Merrill Commerce Center Specific Plan EIR evaluates each of these various areas and
identifies mitigation measures and/or revisions to the plan to lessen the level of
significance. With the implementation of the various mitigation measures, many of the
potential adverse impacts can be reduced to a level of less than significant. Of the 15
areas considered by the EIR, all but six areas were less than significant or mitigated to a
level of less than significant. The six remaining impact areas, even with the mitigation
measures, could not be reduced to less than significant, resulting in some impacts
remaining potentially significant and unavoidable. These areas are:

Air Quality

Agricultural Resources
Transportation

GHG Emissions

Noise

Cultural (Historical) Resources

While mitigation of all potential impacts to a level of less than significant is desirable, the
fact that six areas will remain significant and unavoidable is not unexpected. The
identification of these areas as significant and unavoidable validates the work previously
completed for TOP. Staff continues to believe that the benefits of the proposed
development outweigh the potential impacts associated with it. Therefore, staff
recommends the Planning Commission recommend certification of the EIR to the City
Council and that a Statement of Overriding Considerations be adopted for the Project.

CONDITIONS OF APPROVAL: See attached department reports.
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TECHNICAL APPENDIX:

Surrounding Zoning and Land Use:

Existing Land Use Genferol Elon Zoning Designation Specific Plan Land Use
Designation
General Commercial
. . (0.4 FAR), Office o
Site: Agrlcgl’rure, Dairy, Truck Commercial (0.75 FAR), S.pecmc Plan / N/A
Terminal, and vacant . Agricultural Overlay
and Business Park (0.6
FAR)
Mixed Use (NMC West)
. . . and Medium Density Specific Plan /
NES Attt el (el Residential (11.1 -25 Agricultural Overlay A
du/ac)
. . AD (Airport
AC:?j’rérl(rep%r;’d Public and General Development), M2
South: S Indus’rriéll Industrial (General Industrial), and N/A
(City of Chino) (City of Chino) Airport Overlay District
Y (City of Chino)
East: Industrial (under Business Park (0.6 FAR) soecific Plan West Ontario
’ construction) and Industrial (0.55 FAR) P Commerce Center
Low Medium Density
. . Residential (5.1 =11 Specific Plan /
WSS Dy du/ac) and Business Agricultural Overlay A
Park (0.6 FAR),
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Exhibit A - Amended LU-03: Future Buildout Table

LU-03 Future Buildout’

Non-Residential
Land Use Acres® | Assumed Density/Intensity® Units Population® Square Feet Jobs®
Retail /Service
MNeighborhood 285 | 0.30 EAR 3,725,556 5,015
Commercial®
General 454 | 0.30 FAR & D67 342 -
Commercial 446 5,827,805 5,414
Office/ 458 | 0.75 FAR 16015425 35,523
Commercial 447 14,612,311 32,405
Hospitality 142 | 1.00 FAR 5,177,679 7,032
Subtotal 1382 31080005 | 52256
1.320 30 343 352 53 916
Employment
Business Park 4568 | 0.40 FAR 26273284 46006
1,259 21,940 9580 38,495
Industrial £.518 | 0.55 FAR 156162064 | 137208
5,808 163,101,440 143,304
Subtotal 8026 182436247 | 183304
8 067 185 042,420 | 181 799
Other
Open Space- 1,232 | Mot applicable
MNon-Recreation
Open Space- 950 | Mot applicable
Parkland®
Open Space- 59 | Mot applicable
Water
Public Facility 97 | Mot applicable
Public School 621 | Mot applicable
LAfOntario 1,677 | Mot applicable
International
Airport
Landfill 137 | Mot applicable
Railroad 251 | Mot applicable
Roadways 4571 | Mot applicable
4,891
Subtotal 9805
9915
Total 31,786 100,976 348,467 248083563 | 316-358
249 044,083 | 305512
Motes

1 Historically, citywide buildout levels do not achieve the maximum allowable density/intensity on every parcel and are, on average,
lower than allowed by the Policy Plan. Accordingly, the bulldout projections in this Policy Plan do not assume builldout at the
maximum density or intensity and instead are adjusted downward. To view the buildout assumptions, access the Methodology
report.

2 Acres are given as adjusted gross acreages, which do not include the nght-of-way for roadways, flood control facilities, or raillroads.

3 Assumed Density/Intensity includes both residential density, expressed as units per acre, and non-residential intensity, expressed
as floor area ratio (FAR), which is the amount of building square feet in relation to the size of the lot.

4 Projections of population by residential designation are based on a persons-per-household factor that varies by housing type. For
more information, access the Methodology report.

5 To view the factors used to generate the number of employees by land use category, access the Methodology report.

& Acreages and corresponding buildout estimates for these designations do not reflect underlying land uses within the Business Parlk,
Industrial and Commercial Overlays. Estimates for these areas are included within the corresponding Business Park, Industrial and
General Commercial categories.
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RESOLUTION NO.

A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF
ONTARIO, CALIFORNIA, RECOMMENDING THE CITY COUNCIL
CERTIFY THE PROJECT ENVIRONMENTAL IMPACT REPORT (SCH#
2019049079) AND  ADOPT  FINDINGS OF  OVERRIDING
CONSIDERATIONS FOR THE MERRILL COMMERCE CENTER
SPECIFIC PLAN (FILE NOS. PSP18-001/PGPA18-003), LOCATED
WITHIN THE ONTARIO RANCH AND BOUNDED BY EUCALYPTUS
AVENUE TO THE NORTH, MERRILL AVENUE TO THE SOUTH,
CARPENTER AVENUE TO THE EAST, AND GROVE AVENUE TO THE
WEST, AND MAKING FINDINGS IN SUPPORT THEREOF — APNS: 1054-
111-01; 1054-111-02; 1054-121-01; 1054-121-02; 1054-131-01; 1054-131-
02; 1054-141-01; 1054-141-02; 1054-151-01; 1054-151-02; 1054-161-01;
1054-161-02; 1054-161-03; 1054-171-01; 1054-171-02; 1054-171-03;
1054-171-04; 1054-181-01; 1054-181-02; 1054-191-01; 1054-191-02;
1054-201-01; 1054-201-02; 1054-211-01, 1054-211-02; 1054-221-01;
1054-221-02; 1054-331-01; 1054-331-02; 1054-341-01; 1054-341-02;
1054-351-01; 1054-351-02; 1054-361-01; 1054-361-02; 1073-111-01;
1073-111-02; 1073-111-03; 1073-111-04; 1073-111-05; AND 1073-111-06.

WHEREAS, the Project Environmental Impact Report (“EIR”) for the Merrill
Commerce Center Specific Plan (File No. PSP18-001/PGPA18-003) (State
Clearinghouse No. 2019049079) has been prepared in accord with the California
Environmental Quality Act (“CEQA”), the state CEQA Guidelines, and the City of Ontario
Guidelines for implementation of the CEQA Guidelines; and

WHEREAS, the EIR for File Nos. PSP18-001/PGPA18-003 consists of the Draft
EIR and the comments and responses to comments made on the Draft EIR; and

WHEREAS, the EIR for File Nos. PSP18-001/PGPA18-003 was circulated for a
45-day public review period and a notice of its availability was published in a local
newspaper and posted in the Office of the Clerk of the Board of Supervisors of San
Bernardino County; and

WHEREAS, copies of the EIR were distributed to the Planning Commission, City
departments, and federal, state, regional, local, and other agencies and individuals; and

WHEREAS, the EIR for File Nos. PSP18-001 and PGPA18-003 has been
prepared to address the environmental effects of a Specific Plan (Merrill Commerce
Center) to establish land use designations, development standards, and design
guidelines for approximately 376.3 acres of land within the Ontario Ranch, generally north
of Merrill Avenue, south of Eucalyptus Avenue, east of Grove Avenue, and west of
Carpenter Avenue; and
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WHEREAS, on December 22, 2020, the Planning Commission of the City of
Ontario conducted a duly noticed public hearing on the EIR at which time all persons
wishing to testify were heard and the EIR was fully studied; and

WHEREAS, all other legal prerequisites to the adoption of this Resolution have
occurred.

NOW, THEREFORE, IT IS HEREBY FOUND, DETERMINED, AND RESOLVED
by the Planning Commission of the City of Ontario, as follows:

SECTION 1: Environmental Determination and Findings. As the
recommending body for the Project, the Planning Commission has reviewed and
considered the information contained in the Environmental Impact Report (EIR) and
supporting documentation. Based upon the facts and information contained in the EIR
(State Clearinghouse No. 2019049079) and supporting documentation, the Planning
Commission finds as follows:

(1)  The EIR contains a complete and accurate reporting of the environmental
impacts associated with the Project; and

(2) The EIR was completed in compliance with CEQA and the Guidelines
promulgated thereunder; and

(3)  The EIR reflects the independent judgement of the Planning Commission;
and

SECTION 2: Planning Commission Action. Based upon the substantial evidence
presented to the Planning Commission during the above-referenced hearing and upon
the specific findings set forth in Section 1 above, the Planning Commission hereby
concludes as follows:

(1)  The Project EIR analyzed the environmental impacts associated with the
implementation of the Merrill Commerce Center Specific Plan, and finds that, if the
Specific Plan is adopted and development occurs as proposed by this plan, and with
implementation of proposed mitigation measures, the following impacts will still be
significant and unavoidable:

(@)  Air Quality — Impacts related to a net increase in criteria pollutants
would remain significant and unavoidable with the implementation of recommended
mitigation measures; and

(b)  Agricultural Resources — Project-specific impacts and cumulative
impacts would remain significant and unavoidable.
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(c) Transportation — Impacts related to vehicle miles traveled are
projected to be cumulatively significant and unavoidable.

(d)  Greenhouse Gas Emissions — Project-specific impacts and
cumulative impacts would remain significant and unavoidable.

(e) Noise — Impacts related to construction of off-site infrastructure are
projected to be individually and cumulatively significant and unavoidable for the duration
of off-site infrastructure construction activities.

() Cultural (Historic) Resources — Impacts related to demolition of
potential District Contributors within the Project site is considered a significant and
unavoidable impact.

SECTION 3: Recommendation. Based upon the findings and conclusions set forth in
Sections 1 and 2 above, the Planning Commission hereby recommends that the City Council
certify the Project EIR, included as Attachment A of this Resolution, adopt a Statement of
Overriding Considerations, and that the associated Mitigation Monitoring Program also be
approved by the City Council.

SECTION 4: Indemnification. The Applicant shall agree to defend, indemnify and
hold harmless, the City of Ontario or its agents, officers, and employees from any claim,
action or proceeding against the City of Ontario or its agents, officers or employees to
attack, set aside, void, or annul this approval. The City of Ontario shall promptly notify the
applicant of any such claim, action, or proceeding, and the City of Ontario shall cooperate
fully in the defense.

SECTION &: Custodian of Records. The documents and materials that
constitute the record of proceedings on which these findings have been based are located
at the City of Ontario City Hall, 303 East “B” Street, Ontario, California 91764. The
custodian for these records is the City Clerk of the City of Ontario.

SECTION 6: Certification to Adoption. The Secretary shall certify to the
adoption of the Resolution.
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The Secretary Pro Tempore for the Planning Commission of the City of Ontario
shall certify as to the adoption of this Resolution.

| hereby certify that the foregoing Resolution was duly and regularly introduced,
passed and adopted by the Planning Commission of the City of Ontario at a regular
meeting thereof held on the 22nd day of December 2020, and the foregoing is a full, true
and correct copy of said Resolution, and has not been amended or repealed.

Jim Willoughby
Planning Commission Chairman

ATTEST:

Rudy Zeledon
Planning Director and
Secretary to the Planning Commission
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STATE OF CALIFORNIA )
COUNTY OF SAN BERNARDINO )
CITY OF ONTARIO )

I, Gwen Berendsen, Secretary Pro Tempore of the Planning Commission of the
City of Ontario, DO HEREBY CERTIFY that foregoing Resolution No. __ was duly
passed and adopted by the Planning Commission of the City of Ontario at their regular
meeting held on December 22, 2020, by the following roll call vote, to wit:

AYES:
NOES:
ABSENT:

ABSTAIN:

Gwen Berendsen
Secretary Pro Tempore
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ATTACHMENT :
Merrill Commerce Center SP Draft EIR

(Document to follow this page)

Item C - 28 of 1038



Merrill Commerce Center
Specific Plan
Draft EIR

pada | eraaa

'BUSINESS PARK | BUSINESS PARK
5.7 AC.  58AC.

October 2020

~~
appliedplanning

inc

Iltem C - 29 of 1038



DRAFT ENVIRONMENTAL
IMPACT REPORT

for the

Merrill Commerce Center Specific Plan

State Clearinghouse Number:
2019049079

October 2020

Prepared for:

City of Ontario
303 East “B” Street
Ontario, CA 91764

Prepared by:

Applied Planning, Inc.
11762 De Palma Road
Suite 1-C 310
Corona, CA 92883

Item C - 30 of 1038



Table of Contents

Section Page
1.0  ExecutivVe SUMMATY ......iiiiiiiniiiiiiinniiniiinninneiissinsinsesmsssssssssssssessess 1-1
1.1 INtrodUCION ..o e 1-1
1.2 Project EIEmMents .......cccccourueiriiiniiiiiniiiiciiecieeeeetee s 1-5
1.3 Project ObJectiVes........ccccoeuiiiiiiiniiiiiiicccc s 1-31
14  Discretionary Approvals and Permits ...........cccccoviiiiiiiiniiiiinninicn, 1-31
1.5 Inmitial Study ..o 1-33
1.6 Impacts Not Found to be Potentially Significant ...........cccccccccviininninnne. 1-33
1.7 Areas of Concern or CONtIOVEISY .......ccoccciviiuiiiniiiniiuiiiiiciiieciceieeienees 1-47
1.8 EIR TOPical ISSUES ......ccoovevieiiiiiicicicc s 1-50
1.9  Summary of Significant Project Impacts..........cccccoovviiiinniiiiiniiine, 1-51
1.10  Alternatives to the Project........cccccoiiiiniiiiiiiniiniiiiciiciccs 1-53
1.11  Summary of Impacts and Mitigation Measures.............cccoceeuevciniriincunnne. 1-67
2.0 INrOdUCHION ettt ssss e sssssssesssassessnenes 2-1
2.1 OVEIVIEW .ottt 2-1
2.2 AUthorization ... 2-1
2.3  Lead and Responsible Agencies ...........cccccoceivininiiiiininiicccccce, 2-2
2.4 Project Applicant........cccccoviiiiiiiiiiiiiniii e 2-2
2.5 The EIR PrOCeSS ......ccciiiiiiiiiiiiiiiicicciii s 2-3
2.6 EIR Content and FOrmat .........cccoceeveieiniiniiiinineicinciceeciceeeneeeseseeeenens 2-4
2.7  Intended Use of this EIR ......cccccoiimiiiiiininiiniiiniciceeeiceeenreeee e 2-6
2.8  Documents Incorporated By Reference...........cccccccoevvininiiiiiiniiiiinninnnee 2-7
2.9  Project Technical Studies/EIR Appendices...........ccccceevvuriiiivinininiiciinnnnnee. 2-9
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page i

Item C - 31 of 1038



Section Page

3.0  Project DeScription .......eenineinicenincitcnnnceninenssessseesssesnssesssssessssessssssssssens 3-1
3.1  Overview & Location ..o 3-1
3.2 Existing Land USes .........ccooueiiiininiiiiiiiiicccc s 3-4
3.3  Land Use Designations ...........cccoiuiiiiiniiiicininiiicciccccccccnes 3-12
3.4  Project EIEmMents ......cccoccciviiiiinieiniiiiiicieciicccceee e 3-12
3.5  Project ObJectiVes ..ot 3-45
3.6 Discretionary Approvals and Permits .........ccccccoccviiiiiiiiiinnniciininnen, 3-46
4.0  Environmental Impact AnalysiS.......coceeveruiririnrisesiiisnnnisenninnnnisnssesnsneisnssesnsneesnenens 4-1
41  Land Use and Planning...........cccoceoeiiiiniiiiinininiiiiiincccccccenas 4.1-1
4.2 Transportation ... 4.2-1
43 AIr QUAlItY oo 4.3-1
44  Greenhouse Gas EMIiSSIONS.........ccccceuiviiuiiniiiniiriiiiiccccennes 4.4-1
4.5 INOISE ettt s 4.5-1
4.6 Hazards/Hazardous MaterialS.....ccoceeeeeeeeieeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeees 4.6-1
4.7  Hydrology/Water Quality .........ccccccooivininiiiiiiiiiiiiicccs 4.7-1
4.8  Biological RESOUICES .........cccciiiiiiiiiiiiiiiicc e 4.8-1
49  Geology and SOils .........cccccviiiniiiiiniiiiiiies 49-1
470 Cultural/TriDal RESOUTICES ...ttt e e e eeeeereeeeeeeesens 4.10-1
411 Agricultural ReSOUICES.........cccoviviiiiiiiiiiiiiiiicccces 4.11-1
412  Utilities and Service Systems...........cccvueueiiiinininiciiiicccccnes 4.12-1
413 BENETIZY .ottt 4.13-1
414 Population/HOUSING ......c.ccuiiiiiiiiiiiiiiiiciiiccces 4.14-1
5.0 Other CEQA CONSIderations .........ccceeceecreeereeeceecseeeseesssssssesssssssssssssssssssssassssssssassases 5-1
51  Cumulative Impact Analysis........cccccceviviiiiiiiiiniiiiiiiicccccces 5-1
52  Alternatives ANalysis ... 5-30
53  Growth-Inducing Impacts of the Proposed Action..........cccceueuririiinnne. 5-85
54  Significant Environmental Effects .........cccccoovvie, 5-90
5.5  Significant and Irreversible Environmental Changes..............cccccccceeueee. 5-92
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page ii

Item C - 32 of 1038



Section Page

6.0 Acronyms and Abbreviations...........iiice 6-1

7.0 ROLOI@IICES. .uuuueeeeeieeieceeeeeeeteeeeesessssssesesesssssssssssssssesssssssssssssssssssssssssssssssssssssssssssasssssesssns 7-1

APPENDICES (Provided on accompanying CD-ROM)

Appendix A: Initial Study, NOP, and NOP Responses

Appendix B: Merrill Commerce Center Specific Plan

Appendix C: Traffic Impact Analysis

Appendix D: Air Quality Impact Analyses

Appendix E: Greenhouse Gas Analysis

Appendix F: Noise Impact Analysis

Appendix G: Environmental Site Assessments

Appendix H: Hydrology Report

Appendix I: Biological Resources Assessments

Appendix J: Geotechnical Investigation

Appendix K: Cultural Resources Investigation

Appendix L: Non-Renewal of Land Conservation Contracts

Appendix M: Water Supply Assessment

Appendix N: Project Energy Estimates

Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page iii

Item C - 33 of 1038



List of Figures

Figure Page
1.1-1 Project LOCAtiON .......coivuiiiiiiiiiiiiiii s 1-4
1.2-1 Specific Plan Land Use Plan ..o 1-8
1.2-2 Phasing COnCePt........cooiiiieiiiiiiiieiece s 1-10
1.2-3  Circulation Plan...........cccoviiiiiii s 1-11
1.2-4 Potable Water Plan...........ccccoiiniiiiiiiiiiiiiiiicicc s 1-13
1.2-5 Sanitary Sewer Plan ... 1-18
1.2-6 Recycled Water Plan...........cccoooieiiiiiiniiicicccc s 1-20
1.2-7 Storm Water Management Plan............ccccocoiviiiiniiniiiniiniiiincccce, 1-24
1.2-8 Dry Utilities Infrastructure Plan ... 1-27
1.2-9  Fiber Optics Plan ..o 1-28
3.1-1 Project LOCation ........ccoouiiiiiiiiiiiiiiiiiiicic s 3-2
3.2-1 Existing Land USes .........cccccciiiiiiiiiiiiiiciiiciic s 3-5
3.2-2  Site Photographs ... 3-6
3.2-3  Site Photographs ... 3-7
3.2-4  Site Photographs ... 3-8
3.2-5  Site Photographs ... 3-9
3.2-6  Site Photographs ..o 3-10
3.4-1 Existing and Proposed Land Use Designations ..., 3-14
3.4-2 Existing and Proposed Zoning Designations..............cccoeeueiiininiiiiiinniniccinnnnns 3-15
3.4-3 Specific Plan Land Use Plan ... 3-18
3.4-4 Phasing COnCePL.......cccoiviviiiiiiiiiiiiiiicc e 3-20
3.4-5 Circulation Plan...........cccoiiiiiiiiii s 3-21
3.4-6 Potable Water Plan..........cccccoiiiiiiiiniiiiiiiiiiiiii e 3-24
3.4-6A City of Ontario Ultimate Water System..........ccccocoerivnniiiiiniiiiiicccs 3-25
3.4-7 Sanitary Sewer Plan ... 3-29
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page iv

Item C - 34 of 1038



Figure Page

3.4-7A City of Ontario Ultimate Sewer System..........ccccoeiviiiiiiniiniiiiiinicicccce, 3-30
3.4-8 Conceptual Recycled Water Plan...........cccccoccciiiiiiiiiiniiiiiiicccincccn, 3-33
3.4-8A City of Ontario Future Recycled Water System ..., 3-34
3.49 Conceptual Storm Water Management Plan ............ccccooiiiiiniinnin, 3-37
3.4-9A City of Ontario Planned Drainage Facilities ............ccccccooiiiinniiiiiniiiin, 3-38
3.4-10 Conceptual Dry Utilities Plan ..o, 3-41
3.4-11 Conceptual Fiber Optics Plan.........cccccoiiviiiiiiiiniiiniiiiniiiccccccces 3-43
4.1-1 Project LOCation .......cccciviiiiiiiiiiiiiiiiii e 4.1-5
4.1-2 Existing Land USes ... 4.1-6
4.1-3 Existing Policy Plan Land Use Designations ...........cccccccveiviiiniiiiiiiiniicnnninnns 4.1-9
4.1-4 Existing Zoning Designations ..........ccccccveieiiiiiiiniiniiicicccece e 4.1-13
4.1-5 Existing and Proposed Policy Plan Land Use Designations.............cccceueuuenee. 4.1-18
4.1-6 Existing and Proposed Zoning Designations............ccccoceovviieviniiiniiiniicninncnns 4.1-20
4.1-7 Specific Plan Land Use Plan ..........ccccccoiiiiiiiiniiiiiiiccccce, 4.1-22
4.1-8 Phasing ConcePt.....cccccoiviiiiiiiiiiiiiiiic e 4.1-24
4.3-1 SCAB O3 TINd .....cumiiiiiiicicicciccc s 4.3-16
4.3-2 SCAB 24-Hour Average Concentration PM10 Trend vs. Federal Standard... .4.3-17
4.3-3 SCAB Annual Average Concentration PM10 Trend vs. State Standard.......... 4.3-17

4.3-4 SCAB 24-Hour Average Concentration PM2.5 Trend vs. Federal Standard.. .4.3-18
4.3-5 SCAB 24-Hour Average Concentration PM2.5 Trend vs. State Standard ...... .4.3-18

4.3-6 SCAB 24-Hour Average Concentration CO Trend .........cccoeovviiniiicnccnnn. 4.3-20
4.3-7 SCAB 1-Hour Average Concentration NO2 Trend vs. Federal Standard ...... .4.3-21
4.3-8 SCAB 1-Hour Average Concentration NO2 Trend vs. State Standard............. 4.3-21
4.3-9 California Toxic Air Contaminant Data Sites .........cccccceveciniinnccneccnincninnenen . 4.3-23
4.3-10 Diesel Particulate Matter and Diesel Vehicle Miles Trends..........ccccccvveveuennee . 4.3-24
4.3-11 Proximate Receptor Land Uses........ccccccccuvuiiiiiiiniiiniiiiiniiiiiciccccces 4.3-57
4.3-12 Operational DPM Emissions Modeled MEIR, MEIW, and MEISC Locations.4.3-72
4.3-13 Construction HRA Modeled Sensitive Receptor Locations............c.cccccvevvvnne . 4.3-75
4.5-1 Typical Noise Levels........cccociiiiiiiiiiiiiiiiiiiiiiicccecnne 4.5-3
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page v

Item C - 35 of 1038



Figure Page

4.5-2 Noise Measurement LOCations..........cocoivveiiiniiiiiiiinicccccn 4.5-8
4.5-3 Noise Level Exposure and Land Use Compatibility Guidelines...................... 4.5-14
4.5-4 Receiver LOCations ........cccceiviiiiiiiiiniiiiiiii e 4.5-21
4.6-1 On-site PrOperties ... 4.6-3
4.6-2 Existing Well Locations..........cccceiiiiiiiiiiiiiniiiiiiicccccce 4.6-22
4.6-3 Chino Airport Safety Zones...........ccooeuiiininiiiiiiiiiic 4.6-41
4.7-1 Flood Hazard Zones ...........cccccovuiuiiniiiiniiiiiiniiiiiciiciciiciicecsecseeneeenes 4.7-7
4.7-2  Project Location within MDP AT€a ......cccccoeiviiiininciniiiiicincceeceeeceeeeeenen 4.7-8
4.7-3 MDP/Regional Stormwater Management System Improvements................... 4.7-12
4.7-4 On-Site Stormwater Management System Concept.........ccocoveeveevinciiiieniienenns 4.7-14
4.8-1 Vegetation COMMUNILIES ......cccveviiiiiiiiiiiiiii e 4.8-6
4.8-2 Corps/RWQCB Jurisdictional Areas .........c.cccoceviviviiiiiiiininiiiciniiccce, 4.8-10
4.8-3 CDFW Jurisdictional ATEaS .......cccceevueeiierieiiinieniierieeieseesieete st see e saeesaeseesseenees 4.8-11
4.9-1 Regional Faults.........ccccooiiiiiiiiiiiiiiii s 4.9-5
4.11-1 Existing Land USeS .........c.ccceeueueieieieieieieicicicccccec s 4.11-10
4.11-2 Project Site Farmland Mapping Designations ............cccceccevvuiiviiininiininnnnnee 4.11-12
4.11-3 Existing Williamson Act Contract Properties...........cccccccovvviviiiiiiinniccnnne 4.11-13
4.12-1 City of Ontario Ultimate Water System............cccccvvuriiininiiiiinniiicie, 4.12-4
4.12-1ACity of Ontario Future Recycled Water System

..................................................................................................................................... 4.12-6
4.12-2 City of Ontario Ultimate Sewer System............cccccvuriiiininiiiiiininiiccie, 4.12-7
4.12-3 City of Ontario Planned Drainage Facilities ...........cccccoeciiiiiiiininiininnnnne. 4.12-10
4.12-4 Potable Water Plan Concept.......cccoeviviiiiiniiiniiiiiiiiiiciniciccceccee 4.12-14
4.12-5 Recycled Water Plan Concept ..........cccoururuiiiininiiiiiiiniiiccicccccccs 4.12-19
4.12-6 Sanitary Sewer Plan Concept ........ccccveiiniiniiiiiniiiiiiiciccccce 4.12-22
4.12-7 Dry Ultilities Plan Concept.......cccocviiviiiiiniiiniiiiiiciiccinciccceccee 4.12-25
4.12-8 Fiber Optics Plan Concept ........ccccociiviniiiiiiiiiniiiiicciniiccec s 4.12-27
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page vi

Item C - 36 of 1038



List of Tables

Table Page
1.2-1 Existing and Proposed Policy Plan Designations.............cccccovviiiinininiiiininininnnen. 1-5
1.7-1 List of NOP Respondents and Summary of NOP Comments............ccccccceuunneee. 1-48
1.9-1 Summary of Significant and Unavoidable Impacts.........ccccccoviiiiniiniiniinnnne. 1-51
1.10-1 Site Development Comparison, Project and No Project Alternative................... 1-54
1.10-2 Site Development Comparison, Project and Reduced Intensity Alternative..... 1-55
1.11-1 Summary of Impacts and Mitigation ..........cccceceoviiiiiiiniiniiniie, 1-68
3.4-1 Existing and Proposed Policy Plan Land Use Designations.............cccccccccurnnnneee 3-13
4.1-1 Project Site — Existing Land Use Designations ............cccccevuiiiinninciinninncnnn. 4.1-8
4.1-2  Vicinity Properties - Land Use Designations...........cccccecciviiiiinciiniciniicnnecnns 4.1-10
4.1-3 Existing and Proposed Policy Plan Land Use Designations.............ccccceuuuee. 4.1-17
4.1-4 Policy Plan-Land Use Element Goals and Policies Consistency Analysis....... 4.1-26
4.1-5 Consistency with SCAG RTP/SCS Regional Goals .........cccccvviviniiiiiiniinninnnnee. 4.1-36
42-1 VMT, Population, Employment, SP. And VMT/SP Estimates ...........c.cccccoeueunes 4.2-9
4.2-2 City Average VMT/SP Estimates..........cccccccviriiiiiiininiiiiiiiiiccccccee 4.2-9
4.2-3 Project Trip Generation by Vehicle Category ..o, 4.2-10
4.2-4 Project TAZ average Trip Length ..o, 4.2-11
4.2-5 Project VMT SUMMATY .....coooviiiiiiiiiiiiiciccsc e 4.2-11
4.2-6 Project VIMT/SP .....ccoiiiiiiiiiiiiiiiiiiicccs e 4.2-12
4.2-7 Trip Generation Comparison — Existing Policy Plan Land Use vs. Project..... 4.2-25
4.2-8 City of Ontario Policy Plan Consistency Analysis........c.ccccceeiiivniiiciinininnnncnne. 4.2-26
4.2-9 Consistency with SCAG RTP/SCS Goals........cocceviviiiiiiiiiniiiiiiiiiccciie, 4.2-30
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page vii

Item C - 37 of 1038



Table Page

4.3-1 SCAB Attainment Status........ccccceiviiiiiiiiiiiiii 4.3-12
4.3-2 Area Air Quality Monitoring Summary 2016-2018...........cccccoeeeeieeieierenennnn 4.3-13
4.3-3 Regional Thresholds..........ccccoviiiiiiiiii e, 4.3-31
4.3-4 Trip Generation Comparison-Existing Policy Plan Land Uses vs. Project...... 4.3-35
4.3-5 Project Development Summary by Phase ..........cccccoeeeeeieiieeiiccecceee 4.3-40
4.3-6 Project Construction Schedule by Phase ..........cccccooiiiiiiiiiiiniiiiie, 4.3-41
4.3-7 Maximum Daily Construction-Source Emissions—Unmitigated (lbs./day) ..4.3-42
4.3-8 Maximum Daily Construction-Source Emissions-Mitigated (Ibs./day) .......... 4.3-44
4.3-9 Peak Operational-Source Emissions Summary, Maximum Daily Summer/Winter —

Unmitigated (Ibs./day) ... 4.3-45
4.3-10 Construction-Source/Operational-Source Emissions Overlap............ccccc........ 4.3-52
4.3-11 Localized Thresholds SUMmMAry ..........ccccccvviiiiiiniiiiiiicce, 4.3-59
4.3-12 Localized Construction-Source Emissions Impacts Summary............ccceuue.ee. 4.3-61
4.3-13 Localized Operational-Source Emissions Impacts Summary...........ccccceueunenee. 4.3-63
4.3-14 2003 Hot Spot Analysis Intersection Traffic Volumes...........cccccoeveveieriiennnnnnn. 4.3-65
4.3-15 2003 Hot Spot Analysis CO Modeling Results ...........cccccoeiiiiiniiiinniinnnen. 4.3-65
4.3-16 Residential Exposure Parameters and Assumptions...........cccceveiiiinininucnnee. 4.3-69
4.3-17 Worker Exposure Parameters and Assumptions..........c.ccceeeveverererereiererenenennen 4.3-70
4.3-18 School Child Exposure Parameters and Assumptions...........ccccceeveriiiinnncnnee. 4.3-70
4.4-1 GHG Global Warming Potentials and Atmospheric Lifetimes..............ccc.c...... 4.4-3
4.4-2 Global GHG Emissions by Source Countries and the EU (2017) ...................... 4.4-8
4.4-3 Annual Project GHG EMISSIONS.......covuiuiiiiiiiiiiiiiiiccccccccne, 4.4-34
4.4-4 2008 Scoping Plan CONSIStENCY ........cceueiviiiiiiiiiiiiiiiciiccceccees 4.4-39
4.4-5 2017 Scoping Plan ConsSiStenCy .........cccveueueuereiereieieieieieeieeieee s 4.4-41
4.5-1 Ambient Noise Level Measurements.............cccccceviviniiiiininiiiniccne, 4.5-9
4.5-2 City of Ontario & City of Chino Noise Ordinance Standards (Operations) ... 4.5-17
4.5-3 Incremental Noise Contribution Significance Criteria..........ccccocoviiiinininnnnnnee. 4.5-18
4.5-4 Significance Criteria SUMMATY .......ccccoceiviiiiiiiiiiniiiiicccees 4.5-20
4.5-5 Received Construction-Source Noise Levels by Activity (Unmitigated) ....... 4.5-24
4.5-6 Received Construction-Source Noise Levels: On-site Construction Activities

(Unmitigated) ... 4.5-24
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page viii

Item C - 38 of 1038



Table Page

45-7 Received Construction-Source Noise Levels: On-site Construction Activities

(Mitigated) ...ccveveieieieiiceeeee s 4.5-26
4.5-8 Received Construction-Source Noise Levels: Off-site Infrastructure Construction

ACHVIEIES ...t s 4.5-27
4.5-9 Construction-Source Noise Contributions to Ambient Conditions (Unmitigated)

..................................................................................................................................... 4.5-29
4.5-10 Noise Threshold and Received Area-Source Noise Levels (Unmitigated) ..... 4.5-30
4.5-11 Noise Thresholds and Received Area-Source Noise Levels (Mitigated) ........ 4.5-32
4.5-12 Project Daytime Operational Area-Source Noise Contributions...................... 4.5-33
4.5-13 Project Nighttime Operational Area-Source Noise Contributions................... 4.5-33
4.6-1 Pesticide Screening Level Thresholds (UG/Kg)......c.ccoeeiviviriiiiiinniiiiiiiiie, 4.6-26
4.6-2 Existing Potential Hazards ..o 4.6-30
4.8-1 Summary of Project Biological Surveys/Assessments............ccccocerriiininininnnee. 4.8-3
4.8-2 Special-Status Wildlife Species with Potential to Occur Onsite.......................... 4.8-8
4.10-1 Project HRS SUMMATY .....c.cooiiiiiiiiiiicicctc e 4.10-22
4.11-1 San Bernardino County 2010 — 2012 Land Use Conversion .............cccccceueueunees 4.11-5
4.11-2 San Bernardino County Top Ten Agricultural Products ..........c.ccccccviiinnnnce. 4.11-6
4.11-3 Farmland Categories ... 4.11-14
4.12-1 Receiving Landfill Information..........cccccccuviiiiiiiiniiiniinniiiicicccce, 4.12-11
4.12-2 Water Demand Comparison - Project and 2015 UWMP Estimates................ 4.12-32
4.12-3 Estimated Construction/Demolition Waste ......coeeooeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeeen 4.12-34
4.12-4 Estimated Operational Solid Waste Generation.............cccccceuvviiriiinniinnnnnn. 4.12-35
4.13-1 State and Local Energy Efficiency/Energy Conservation Plan Consistency ... 4.13-6
4.13-2 Construction Energy Consumption Estimates ...........ccccccoeviiviniiniiiiinnnnnns 4.13-9
4.13-3 Transportation Energy Consumption Estimates...........cc.cocoevevniinninnnnnen. 4.13-11
4.13-4 Project Annual Operational Energy Demand Summary ...........cccceevvuiunnnnne. 4.13-11
4.14-1 Growth Projections .........cccceueciviiiniiiiinieiniiiineincteeneteeeeietese e 4.14-4
4.14-2 City of Ontario Population Trends 2000-2018 ..........ccccoeiviiiiiniiniiniiiniiecns 4.14-5
4.14-3 City of Ontario Housing Trends 2000-2018...........cccccceeuriiniinncnniiniicniniecns 4.14-5
4.14-4 RHNA Responsibility-Housing Units by Income Level, City of Ontario 2013-2021

..................................................................................................................................... 4.14-6
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page ix

Item C - 39 of 1038



Table Page

4.14-5 Jobs by Sector — 2017 .......cccvuiiiiiiiiiiiiiiiicici e 4.14-7
4.14-6 City of Ontario Job Trends 2007-2017 .........ccceceeueieiereeeeeieieieeeeeee e 4.14-7
4.14-7 Employment Comparison, Existing Policy Plan Land Uses vs. Project Land Uses

................................................................................................................................... 4.14-15
5.1-1 Proposed Policy Plan (Land Use Element) Amendments............ccccccceriinininninnnnne. 5-7
5.1-2 Cumulative Mobile-Source Noise INCreases ............cccoouvevivivinininininincniincnccccne. 5-17
5.2-1 Site Development Comparison, Project and No Project Alternative................... 5-37
5.2-2  Site Development Comparison, Project and Reduced Intensity Alternative..... 5-38
5.2-3 Trip Generation Comparison-No Project Alternative vs. Project........................ 5-49
5.2-4 Project & No Project Alt., Operational-Source Emissions Comparison.............. 5-52

52-5 Project and Reduced Intensity Alternative, Operational-Source Emissions

COMPATISON.....viuiitiiiiic e 5-54
5.2-6 Summary of Potential Impacts, Alternatives Compared to Project, By Topic...5-75
5.3-1 Employment Comparison, Existing Policy Plan Land Uses vs. Project Land Uses

........................................................................................................................................ 5-87
Merrill Commerce Center Specific Plan Project Table of Contents
Draft EIR-SCH No. 2019049079 Page x

Item C - 40 of 1038



1.0 EXECUTIVE SUMMARY

Item C - 41 of 1038



1.0 EXECUTIVE SUMMARY

1.1  INTRODUCTION

The Merrill Commerce Center Specific Plan Project (Project, Specific Plan) proposes
development and operation of Specific Plan Industrial and Business Park Land Uses on
approximately 376.3 acres located in the City of Ontario, within San Bernardino County.
The Specific Plan area is apportioned into approximately 292.8 acres of Industrial Land
Use; approximately 55.1 acres of Business Park Land Use; and approximately 28.4 acres
allocated for Circulation (vehicular and non-vehicular) rights-of-ways, easements, and
similar non-building uses. The Specific Plan Land Use Plan is presented subsequently at
Figure 1.2-1.

Detailed information regarding land uses and development that would be allowed under
the Specific Plan is presented within the Merrill Commerce Center Specific Plan (T&B
Planning, Inc.) September 29, 2020, EIR Appendix B. The Specific Plan document in total
is incorporated in this Project Description by reference. Under the current Project
Development Concept evaluated in this EIR, the Specific Plan area would be developed

with the following uses:

* Industrial: Approximately 6,312,600 square feet of high-cube fulfillment center
warehouse use, and approximately 701,400 square feet of high-cube cold storage

warehouse use.
* Business Park: Approximately 1,441,000 square feet of mixed uses including
merchant wholesale, professional services, professional office, warehouse/storage,

and research and development.

Total Development: 8,455,000 square feet.
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The Project would also implement off-site City of Ontario Master Plan infrastructure
improvements (roads, potable water, recycled water, sanitary sewer, storm drains, and
fiber optic lines) in support of the Project. Predominantly, off-site areas that would be
affected by construction of these infrastructure improvements comprise already-
disturbed/developed rights-of-way and easements. City of Ontario Master Plan
infrastructure systems improvements that would be implemented by the Project would
conform to City Master Plan Utilities/Service Systems Concepts. Descriptions of
infrastructure systems that would be implemented in support of the Project
improvements are presented within this Section. Detailed analysis of impacts resulting
from construction and operation of Master Plan infrastructure improvements that would

be constructed in support of the Project is presented in this EIR.

It is also noted that potential impacts resulting from construction and operation of City
Master Plan infrastructure systems have been previously considered and addressed in
Initial Study and Mitigated Negative Declaration City of Ontario Infrastructure Master
Plans (City of Ontario) July 2012 (Infrastructure Master Plans MND). The Infrastructure
Master Plans MND concluded that construction and operation of Master Plan
infrastructure improvements would not result in significant impacts not already
considered and addressed in correlating analyses in The Ontario Plan EIR. Similarly,
Master Plan infrastructure improvements constructed in support of the Project would not
result in significant impacts not already considered and addressed in correlating analyses
presented within the Infrastructure Master Plans MND; and by extension would not
result in significant infrastructure systems impacts not already considered and addressed

in correlating analyses presented within The Ontario Plan EIR.

Analyses within this EIR reflect the range and types of uses permitted or conditionally
permitted under the Specific Plan Industrial and Business Park Land Use designations.
Should future development proposals proposed within the Specific Plan area, or
supporting infrastructure proposed as part of the Project differ substantially from the
development concepts analyzed herein, the Lead Agency would comply with CEQA in

consideration of those proposals.
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It is specifically noted that any site plan concepts, building footprints, building sizes,
and/or building orientations depicted in the EIR or supporting technical analyses are
provided for illustrative purposes only. This EIR in all instances evaluates likely
maximum impact scenarios. No site plans or building plans would be entitled under the

EIR Project or as part of the Specific Plan approval.

The Project site! is located within the Ontario Ranch (formerly the “New Model Colony,”
NMC) area of the City. More specifically, the Project site is located along Merrill Avenue,
between Grove Avenue and Carpenter Avenue. Eucalyptus Avenue forms the northerly

boundary of the Specific Plan area. Please refer to Figure 1.1-1, Project Location.

The analysis presented in this EIR considers and addresses environmental impacts
resulting from development of the Project site proper, and also evaluates impacts that
would result from off-site activities or improvements necessary to implement and
support the Project. This EIR Section summarizes relevant Project background issues,
provides a brief description of the Project and its Objectives, and summarizes potential
environmental impacts of the Project. Table 1.11-1, Impacts and Mitigation Summary,
presented at the conclusion of this Section, lists these impacts and presents the mitigation
measures recommended to eliminate or reduce the effects of impacts determined to be

potentially significant.

Alternatives to the Project which could avoid or substantially lessen the Project’s
identified significant environmental impacts are also briefly described within this Section.
For a full description of the Project, its impacts, recommended mitigation measures, and

considered Alternatives, please refer to EIR Sections 3.0, 4.0, and 5.0, respectively.

1 The Project site is defined as the area encompassed by the Merrill Commerce Center Specific Plan (the
Specific Plan area). The analysis presented in this Environmental Impact Report (EIR) considers and
addresses environmental impacts resulting from development of the Project site proper, and also evaluates
impacts that would result from off-site activities or improvements necessary to implement and support the
Project.
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1.2  PROJECT ELEMENTS
Primary elements comprising the Project are summarized below. Please refer also to the
expanded characterization of Project facilities and operations presented at EIR Section 3.0,

Project Description.

1.2.1 Existing and Proposed Land Use Designations

Existing City of Ontario Policy Plan (General Plan) Project site Land Use designations are:
“Business Park,” “Office Commercial,” and “General Commercial.” To allow for the
Project, the Applicant proposes to amend the current Project site Policy Plan Land Use
designations to “Business Park” and “Industrial.” Existing and proposed Policy Plan

Land Use designations are summarized at Table 1.2-1.

Table 1.2-1
Existing and Proposed Policy Plan Land Use Designations
Existing Proposed
Business Park — 314.7 Acres Business Park - 55.1 acres
Office Commercial - 43.3 acres Industrial - 292.8 acres
General Commercial - 18.3 acres Circulation - 28.4 acres
Total: 376.3 Acres Total: 376.3 Acres

The existing Zoning designation of the Project site is “Specific Plan” with an “AG”
(Agricultural) Overlay. If adopted by the City, the proposed Merrill Commerce Center

Specific Plan would establish the effective Zoning of the Project site.

1.2.2 Site Preparation, Construction Traffic Management

As an initial action, the Project site would be cleared of vegetation. All on-site
improvements associated with or supporting the existing on-site land uses would be
demolished or removed. At a minimum, debris generated by site preparation and
demolition activities would be disposed of/recycled consistent with provisions of the
California Integrated Waste Management Plan Act (AB 939) and the City’s Integrated
Waste Department Refuse and Recycling Planning Manual >

2 City of Ontario, California: Solid Waste Department [Integrated Waste Department] Refuse and Recycling Manual,
Updated March 17, 2016. https://www.ontarioca.gov/omuc/integrated-waste. Additionally, the Project
Construction and Demolition Waste Management Plan will be designed and implemented to yield a
minimum of 90 percent recycled/salvaged materials.
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The natural topography of the Project site is relatively flat. No unusual grading conditions
are present and substantial import or export of earth materials is not expected. The
primary objectives of the grading plan are to: provide stable development pads for
construction; balance the cut and fill grading quantities on-site; and meet City of Ontario

building standards and acceptable infrastructure gradient requirements.

To avoid or minimize temporary construction-related traffic impacts throughout site
preparation and construction activities, the Project Applicant would be required to
prepare and implement a City-approved construction traffic management plan. Typical

elements and information incorporated in the Plan would include, but not be limited to:

« Name of on-site construction superintendent and contact phone number.

o Identification of Construction Contract Responsibilities - For example,
for excavation and grading activities, describe the approximate depth of excavation,

and quantity of soil import/export (if any).

o Identification and Description of Truck Routes - to include the number of trucks

and their staging location(s) (if any).

o Identification and Description of Material Storage Locations (if any).

o Location and Description of Construction Trailer (if any).

o Identification and Description of Traffic Controls - Traffic controls shall be
provided per the Manual of Uniform Traffic Control Devices (MUTCD) if the
occupation or closure of any traffic lanes, parking lanes, parkways or any other public
right-of-way is required. If the right-of-way occupation requires configurations or
controls not identified in the MUTCD, a separate traffic control plan must be
submitted to the City for review and approval. All right-of-way encroachments would

require permitting through the City.

o Identification and Description of Parking - Estimate the number of workers and

identify parking areas for their vehicles.

Merrill Commerce Center Specific Plan Project Executive Summary
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Identification and Description of Maintenance Measures - Identify and describe
measures taken to ensure that the work site and public right-of-way would be

maintained (including dust control).

The Plan would be reviewed and approved by the City prior to the issuance of the first
building permit. The Plan and its requirements would also be required to be provided to

all contractors as one component of building plan/contract document packages.

1.2.3 Development Concept

1.2.3.1 Land Use Plan Concept
The Specific Plan Land Use Plan is presented at Figure 1.2-1. The Specific Plan area

comprises approximately 376.3 acres apportioned as follows:

o Industrial Land Use: Approximately 292.8 acres;
o Business Park Land Use: Approximately 55.1 acres; and

o Circulation (vehicular and non-vehicular): Approximately 28.4 acres.

Under the Project Development Concept evaluated in this EIR, the Specific Plan area

would be developed with the following uses:

o Industrial Land Use: The Specific Plan Industrial Land Use would be developed
with approximately 6,312,600 square feet of high-cube fulfillment center
warehouse use, and approximately 701,400 square feet of high-cube cold storage

warehouse use;

o Business Park Land Use: The Specific Plan Business Park Land Use would be
developed with approximately 1,441,000 square feet of mixed uses including
merchant wholesale, professional services, professional office, warehouse/storage,

and research and development.

Total Development: 8,455,000 square feet
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Analyses within this EIR address the range and types of uses permitted or conditionally
permitted under the Specific Plan Industrial and Business Park Land Use designations.
Should future development proposals proposed within the Specific Plan area, or
supporting infrastructure proposed as part of the Project differ substantially from the
development concepts analyzed herein, the Lead Agency would comply with CEQA in

consideration of those proposals.

1.2.3.2  Project Phasing Concept

The Project would be implemented in 3 Phases - “A,” “B,” and “C.” Phase A is anticipated
to be completed by 2022, Phase B by 2025, and Phase C by 2026. Project phasing would
ultimately respond to market demands and would be contingent on availability of

supporting infrastructure. The Project Phasing Plan is presented at Figure 1.2-2.

1.2.3.3  Access and Circulation

As illustrated at Figure 1.2-3, access to the Specific Plan area would be provided via
surrounding roadways, including Merrill Avenue, Grove Avenue, Vineyard Avenue, and
Eucalyptus Avenue. The roadway improvements listed below would be constructed as
part of the Specific Plan buildout. Please refer also to Specific Plan Section 4.1, Circulation

and Access Plan for further details regarding Project roadway and access improvements.

e Walker Avenue would be constructed as a north-south oriented Collector road that
would connect to Edison Avenue/Ontario Ranch Road to the north and Merrill
Avenue to the south;

e Street “A” would be constructed as an east-west oriented Local Industrial Street
that would provide access through the western portion of the Specific Plan area
and connect to Grove Avenue at its westerly terminus and future Walker Avenue
at its easterly terminus;

e Baker Avenue would be constructed as a north-south oriented Local Industrial
Street that would provide access through the Specific Plan area and connect to

Eucalyptus Avenue at its northerly terminus and Merrill Avenue at its southerly

terminus;
Merrill Commerce Center Specific Plan Project Executive Summary
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e Vineyard Avenue would be constructed as a north-south oriented Principal
Arterial that would provide access through the Specific Plan area and connect to
Eucalyptus Avenue at its northerly terminus and Merrill Avenue at its southerly
terminus;

e Frontage improvements to Carpenter Avenue as a Local Industrial roadway along
the entirety of the easterly Specific Plan boundary;

e Frontage improvements to Eucalyptus Avenue as a Collector roadway along the
entirety of the northerly Specific Plan boundary;

e Frontage improvements to Grove Avenue as a Principal Arterial roadway along
the entirety of the westerly Specific Plan boundary;

e Improvements to the segment of Merrill Avenue as a Collector roadway located
between Euclid Avenue and Archibald Avenue; and

e Widening of the existing bridge crossing Merrill Avenue at the Cucamonga Flood

Control Channel.

1.2.4 Utilities Infrastructure
Development of the Project would require the installation of water, sewer, drainage and
other utility facilities. Proposed utilities infrastructure plans and improvements to be

implemented by the Project are summarized below.

City of Ontario Policy Plan Policy LU4-3 Infrastructure Timing requires that necessary
infrastructure and services be in place prior to or concurrent with new development.
Similarly, the Merrill Commerce Center Specific Plan includes a development phasing
plan and infrastructure phasing plan that require infrastructure supporting buildout of
the Specific Plan be adequately phased concurrent with development (see: Specific Plan,
p. A-6).

1.2.4.1 Potable Water Plan

The Project Potable Water Plan Concept is presented at Figure 1.2-4. Potable water
services to the Specific Plan area would be provided by the City of Ontario (Ontario
Municipal Utilities Company, OMUC). Please refer also to correlating discussions
presented at EIR Section 3.0, Project Description; and EIR Section 4.12, Utilities & Services.
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Currently there are no City potable water mains or City potable water infrastructure in
the vicinity of the Project. Potable Water System Improvements for the Specific Plan area
require the planning, design, and construction of the 925 Pressure Zone (PZ) Phase 2 West

Backbone, which includes:

e Extending the 24-inch potable water main in Eucalyptus Avenue from Carpenter

Avenue to Grove Avenue;

e A 30-inch to 42-inch potable water main in Grove Avenue connecting from the 24-

inch potable water main in Eucalyptus Avenue and extending to Chino Avenue;

e An 18-inch to 24-inch potable water main in Chino Avenue and connecting to the
existing 18-inch potable water main located on the west side of the Cucamonga
Creek Channel;

e A Pressure Reducing Station between the 1010 PZ and 925 PZ near the intersection

of Grove Avenue and Chino Avenue.

Master Plan Phase 2 facilities that are required to serve the Project but that will be

constructed by others include:

e A 42-inch potable water main in Grove Avenue connecting from the 30-inch
potable water main in Grove Avenue at Chino Ave and extending to Francis

Avenue;

e A 42-inch potable main in Francis Avenue connecting from the 42-inch potable

water main in Grove Avenue and extending to Bon View Avenue;

e A 42-inch potable water main in Bon View Avenue connecting from the 42-inch
potable water main in Francis Avenue and extending to the Bon View Avenue

Reservoir site and to the Reservoir;
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e A 9 million gallon reservoir on the Bon View Reservoir site, two 2,500 gpm wells
with any treatment necessary to meet water quality standards and the 16-inch to

42-inch well collection mains from the wells to the reservoirs.

At the time the Specific Plan was prepared, the alignment of the 42-inch water line
between Chino Avenue and the water reservoir site had not been finalized and is subject
to change. The Project will be required to participate in the future Phase 2 Water System
Improvements north of Chino Avenue, as detailed in the Development Agreement with

the City.

In addition to the 925 Pressure Zone (PZ) Phase 2 West Backbone system described above,
the Project would implement a Secondary Loop between the 925 Pressure Zone (PZ)

Phase 2 West Backbone system and the Project site. These improvements would include:

e A 24-inch potable water main in Eucalyptus Avenue connecting to the 30-inch to

42-inch 925 Pressure Zone (PZ) Phase 2 West Backbone main in Grove Avenue;

e A 16-inch potable water main in Merrill Avenue connecting from the 12-inch to 16-

inch potable water main in Grove Avenue and extending to Vineyard Avenue;

e A 16-inch potable water main in Vineyard Avenue connecting from the 16-inch
potable water main in Merrill Avenue and extending to connect to the 24-inch

potable water main in Eucalyptus Avenue; and

e A 12-inch potable water main in Merrill Avenue connecting from the 16-inch
potable water main in Vineyard Avenue and extending east to connect to the 12-

inch potable water main in Carpenter Avenue.
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The Project would also construct the Local Adjacent Potable Water System.

Improvements would include:

e A 12-inch to 16-inch potable water main in Grove Avenue connecting to the 24-
inch potable water main in Eucalyptus Avenue and extending to connect to the 16-

inch potable water main in Merrill Avenue;

e A 12-inch to 16-inch potable water main in Walker Avenue connecting to the 24-
inch potable water main in Eucalyptus Avenue and extending to connect to the 16-

inch potable water main in Merrill Avenue;

e A 12-inch potable water main in Baker Avenue connecting to the 24-inch potable
water main in Eucalyptus Avenue and extending to connect to the 16-inch potable

water main in Merrill Avenue; and

e A 12-inch potable water main in “Street A” connecting to the 12-inch potable water
main in Grove Avenue and extending to connect to the 12-inch to 16-inch potable

water main in Walker Avenue.

Water infrastructure improvements required of the Project are subject to change based
upon findings of City-approved hydraulic studies, master plan updates, and Project final
designs. Orientation and configuration of water mains are also subject to change based
upon the developer-conducted and City-approved Conceptual Design Report. Any
existing utilities, including Inland Empire Utility Agency (IEUA) water mains, that do not
meet minimum depths, standard alignment locations, and/or minimum horizontal and
vertical separation requirements shall be subject to relocation/replacement by the Project
developer(s). Within the Project site, on individual private property, all onsite potable
water systems, non-potable water systems, and fire protection/suppression water systems

shall be private and be privately-maintained.
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1.2.4.2 Sewer Plan
The Project Sanitary Sewer Plan Concept is presented at Figure 1.2-5. Please refer also to

correlating discussions presented at EIR Section 3.0, Project Description; and EIR Section
4.12, Utilities & Services.

Sanitary sewer service to the Project site and surrounding area is provided by OMUC.
OMUC conveys wastewater to IEUA for transmission to area-serving treatment facilities.
Existing 21-inch and existing 24-inch City sanitary sewer mains are located in Carpenter
Avenue to the east and south of the Project site. The Project site and surrounding
properties are included within the City’s Sewer Master Plan. The areas west of Vineyard
Avenue are Tributary to the Western Trunk Sewer (WTS), which connect to IEUA’s
system at Kimball Avenue and Euclid Avenue. The areas east of Vineyard Avenue are
Tributary to the Eastern Trunk Sewer (ETS), through the City’s Carpenter Trunk Sewer
which connect to IEUA’s system at Vineyard/Hellman Avenue and the San
Bernardino/Riverside County line. Specific Plan Planning Areas 1 to 5 and 1A to 5A are
within the WTS tributary area. Specific Plan Planning Area 6 and 6A are within the ETS

tributary area.

The Project would construct the following Primary Sewer Master Plan Backbone mains
of the WTS:

e A 36-inch sewer main in Euclid Avenue connecting to the IEUA’s 60-inch Kimball
Interceptor at the intersection of Kimball Avenue and Euclid Avenue and
extending north to Merrill Avenue;

e A 30-inch to 36-inch sewer main in Merrill Ave from Euclid Avenue to Grove
Avenue;

e A 30-inch sewer main in Merrill Avenue from Grove Avenue to Walker Avenue;
and

e A 21-inch to 30- inch sewer main in Walker Avenue from Merrill Avenue to

Eucalyptus Avenue.
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In addition to the Primary Sewer Master Plan Backbone mains, the Specific Plan area
requires the planning, design, and construction of a Secondary Master Plan Trunk Sewer,
which includes: installing an 18-inch Grove Trunk Sewer main in Grove Avenue from the

WTS in Merrill Avenue and extending north in Grove Avenue to Eucalyptus Avenue.

The Project would also construct the Local Adjacent Sewer System. These improvements

include:

A 10-inch sewer main in Merrill Avenue from Carpenter Avenue extending

westerly towards Vineyard Avenue;

e A 24-inch sewer main in Merrill Avenue from the WTS in Walker Avenue and
extending easterly to Baker Avenue;

e A 10-inch sewer main in Merrill Avenue from Baker Avenue extending easterly
towards Vineyard Avenue; and

e A 12-inch sewer main in Baker Avenue from Merrill Avenue extending northerly

toward Eucalyptus Avenue.

Sanitary sewer infrastructure improvements required of the Project are subject to change
based upon findings of City-approved hydraulic studies, master plan updates, and
Project final designs. Sewer main orientations and configurations are also subject to
change based upon the developer-conducted and City-approved Conceptual Design
Report. Any existing utilities, including IEUA Recycled Water mains, that do not meet
minimum depth, standard alignment locations, and/or minimum horizontal and vertical
separation requirements shall be subject to relocation/replacement by the Project
developer(s). Within the Project site, on individual private property, the onsite sanitary

sewer systems shall be private and be privately maintained.

1.24.3 Recycled Water Plan
The Project Recycled Water Plan Concept is presented at Figure 1.2-6. Please refer also

to correlating discussions presented at EIR Section 3.0, Project Description; and EIR Section
4.12, Utilities & Services.
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In the vicinity of the Project, existing City recycled water infrastructure is located in
Carpenter Avenue, Eucalyptus Avenue, and Merrill Avenue. Recycled water supplied to
the Project would be provided by OMUC. OMUC recycled water supplies are produced
by IEUA from IEUA’s four wastewater reclamation plants. The Project site and

surrounding properties lie within the City’s Master Plan 930 Pressure Zone.

The following Master Plan 930 Pressure Zone recycled water system improvements

would be constructed as part of the Project:

e A 16-inch recycled water main in Carpenter Avenue connecting to the 16-inch 930
Pressure Zone Recycled Water main in Eucalyptus Avenue and extending it to

connect to the 8-inch 930 Pressure Zone Recycled Water main in Merrill Avenue;

e A 12-inch recycled water main in Eucalyptus Avenue connecting to the existing
30-inch to 48-inch 930 Pressure Zone recycled water main in Carpenter Avenue
and existing 16-inch recycled water main in Eucalyptus Avenue between

Carpenter Avenue and Archibald Avenue;

e An8-inchrecycled water main in Grove Avenue connecting to the 12-inch recycled
water main in Eucalyptus Avenue and extending in Grove Avenue to Merrill

Avenue;

e An 8-inch recycled water main in Merrill Avenue connecting to the existing City
12-inch 930 Pressure Zone Recycled Water main in Merrill Avenue at the
intersection of Merrill Avenue and Carpenter Avenue and extending it west to

Baker Avenue; and

e An 8-inch recycled water main in Merrill Avenue connecting to the 12-inch
recycled water main in Merrill Avenue at Baker Avenue and extending west to

Grove Avenue.
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In addition to the Master Plan 930 Pressure Zone improvements listed above, the Project

would construct the following Secondary Loop improvements:

e An8-inchrecycled water main in Merrill Avenue connecting to the 8-inch recycled
water main in Merrill Avenue at Grove Avenue and extending west to Euclid

Avenue.

The Project would also construct the Local Adjacent Recycled Water System. These

improvements include:

e A 12-inch recycled water main in Vineyard Avenue connecting to the 8-inch
recycled water main in Merrill Avenue and extending it to connect to the 12-inch

main in Eucalyptus Avenue;

e A 12-inch recycled water main in Baker Avenue connecting to the 8-inch recycled
water main in Merrill Avenue and extending it to connect to the 12-inch main in

Eucalyptus Avenue;

e An8-inchrecycled water main in Walker Avenue connecting to the 8-inch recycled
water main in Merrill Avenue and extending it to connect to the 12-inch main in

Eucalyptus Avenue.

Recycled water infrastructure improvements required of the Project are subject to change
based upon findings of City-approved hydraulic studies, master plan updates, and
Project final designs. Recycled water main orientations and configurations are also subject
to change based upon the developer-conducted and City-approved Conceptual Design
Report. Any existing utilities, including IEUA Recycled Water mains, that do not meet
minimum depth, standard alignment locations, and/or minimum horizontal and vertical
separation requirements shall be subject to relocation/replacement by the Project
developer(s). Within the Project site, on individual private property, the onsite recycled

water systems shall be private and be privately maintained.
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1.24.4  Storm Water Management Plan

The Project Storm Water Management Plan Concept is presented at Figure 1.2-7. Please
refer also to correlating discussions presented at EIR Section 3.0, Project Description; and
EIR Section 4.12, Utilities & Services.

The Project Storm Water Management Plan Concept responds to and incorporates City of
Ontario Master Plan of Drainage standards. Storm drain improvements listed below
would be installed to service the Specific Plan area. Line diameter sizes and other storm
drain facility sizes noted herein may be subject to modification by the City of Ontario
and/or the San Bernardino Flood Control District as part of the Project final designs and
engineering. Where required by the City, storm drains shall be equipped with a
hydrodynamic separator(s) to satisfy the statewide trash mandate. Each device will be
approved by and listed on the Certified Full Capture System List of Trash Treatment
Control Devices of the State Water Resources Control Board (SWRCB). Project

stormwater management system improvements include:

An 8-foot by 13-foot Reinforced Concrete Box (RCB) in the segment of Eucalyptus

Avenue located between Walker Avenue and Vineyard Avenue;

o A 3-foot by 6-foot RCB, a double 4-foot by 8-foot RCB, a double 8-foot by 9-foot
RCB, and a double 12-foot by 10-foot RCB in various segments of Merrill Avenue
between the midpoint of the southerly boundary of Planning Area 2 and Carpenter

Avenue;

e A 24-inch storm drain line in the segment of Walker Avenue located between the

southerly boundary of Planning Area 1A and Merrill Avenue;

e A 120-inch storm drain line in the segment of Grove Avenue located between
Eucalyptus Avenue and Merrill Avenue (with a point of connection to the existing
open flood channel located south of the intersection of Merrill Avenue and Grove

Avenue); and

e An 8-foot by 13-foot RCB in the segment of Vineyard Avenue located between

Merrill Avenue and Eucalyptus Avenue.
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e Additionally, the developer(s) of the Project may be conditioned to improve the
existing open flood channel located south of the intersection of Merrill Avenue and
Grove Avenue. Improvements may consist of either lowering the elevation of the
existing earthen channel or installing a double 10-foot by 6-foot RCB within the
existing earthen channel to connect to an existing RCB located at the southerly
terminus of the existing earthen flood channel. The ultimate solution will be

determined during the final Project design and engineering process.

* On-site storm drain improvements would include storm  water
detention/retention/water quality basins, which would capture, treat, and provide

controlled release of storm water discharges to the public storm drain system.

Planning Areas 1, 1A, and 2 would drain southerly, the drainage ultimately flowing into
either a water quality basin located in the southwest portion of Planning Area 2, the
existing flood channel located south of the intersection of Merrill Avenue and Grove
Avenue, or to the RCB drainage system in Merrill Avenue, which would then convey

tlows easterly to the Cucamonga Channel.

Storm water flows from Planning Areas 3 and 3A would drain southerly, the drainage
ultimately flowing into either the 24-inch line within Walker Avenue or to the RCB system

in Merrill Avenue.

Planning Areas 4 and 4A would also drain southerly, the drainage ultimately flowing to
either a storm drain line installed in Baker Avenue or to the RCB system in Merrill

Avenue.

Planning Areas 5, 5A, 6 and 6A would drain southerly, the drainage ultimately flowing
to the 8-foot by 13-foot RCB in Vineyard Avenue or the double 8-foot by 9-foot RCB in

Merrill Avenue.

Stormwater discharges from Planning Areas 3, 3A, 4, 4A, 5, 5A, 6, and 6A would

ultimately drain easterly to an existing inlet connection to the Cucamonga Creek Channel
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via the existing double 12-foot by 10-foot RCB in Merrill Avenue (east of Carpenter

Avenue).

1.2.4.5  Dry Utilities/Fiber Optics Plan
Figure 1.2-8 presents the Project Dry Utilities Infrastructure Plan Concept. Please refer

also to correlating discussions presented at EIR Section 3.0, Project Description; and EIR
Section 4.12, Utilities & Services.

Dry utility lines (e.g., natural gas lines, electric lines) would be installed within joint
trenches in Merrill Avenue and would connect to existing lines in Merrill Avenue to the
west of Grove Avenue, and to existing lines in Merrill Avenue to the east of Carpenter
Avenue. Lateral dry utility lines within joint trenches would be installed in Grove
Avenue, Vineyard Avenue, and Eucalyptus Avenue. The lateral dry utility line within
Eucalyptus Avenue would connect to existing dry utility lines in Merrill and Archibald
Avenue to the east. The lateral dry utility lines within Grove Avenue and Vineyard

Avenue would connect to the primary dry utility lines within Merrill Avenue.

Dry utilities internal to the Specific Plan Area would be installed underground in
accordance with applicable purveyor standards and specifications and to the satisfaction
of the City Engineer. The locations and configurations of utilities connections,
transformers, switches, pull boxes, and manholes would be determined in conjunction
with final Project designs and engineering. Existing power poles located along
Eucalyptus Avenue and Merrill Avenue will be undergrounded as part of the Specific

Plan’s buildout.

The Specific Plan Fiber Optics Plan is illustrated at Figure 1.2-9. Fiber optic lines would
be installed on- and off-site in accordance with the City of Ontario’s Master Plan
standards. Per the City of Ontario’s Master Fiber Optic Plan, lines will be installed in
Merrill Avenue between Grove Avenue and Carpenter Avenue, Grove Avenue abutting
Planning Areas 1 and 2; in Eucalyptus Avenue from Grove Avenue to Carpenter Avenue;

and in Vineyard Avenue abutting Planning Areas 5 and 6.
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Backbone fiber optics components (conduits, hand holes, tracer wire, and fiber) will be
placed underground within a duct and structure system to be installed in a joint trench
within adjacent streets. Within the Specific Plan Area, in-tract fiber and conduit will be
installed per the City’s in-tract fiber optic design guidelines (see:

https://www.ontarioca.gov/sites/default/files/Ontario-Files/Information-

Technology/2014-12-16 in-tract designguidelines.pdf).

Maintenance of the installed fiber optic system will be the responsibility of the
City/Special District. Development of the Project requires installation of all fiber optic
infrastructure and peripheral equipment necessary to service the Specific Plan as a stand-

alone development.

1.2.5 Project Design Features

Design features proposed by the Applicant and incorporated in the Project would
promote efficient use of energy and other resources, would further City conservation and
sustainability goals and strategies, and would diminish the Project’'s potential
environmental effects. In consultation with the Lead Agency, final designs of Project

buildings, site plans, and improvements would incorporate the following:

o All Project buildings will be LEED Certified;

o Building and site designs will facilitate and incorporate use of renewable energy
sources, including roofs structurally designed to support solar photovoltaic (PV)
panels;

o Building and site designs will incorporate conduit and infrastructure for electric
car chargers;

e Building and site designs will incorporate conduit and infrastructure for electric
truck chargers;

o To minimize the potential for on-site truck idling, site plans will be designed to
ensure adequate circulation and access for trucks;

o Truck trailer parking areas will be designed and configured to avoid vehicle
stacking at the Project site access point and along adjacent streets;

o LED Lighting will be provided throughout the Project (interior and exterior);
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o Project grading will be balanced, thereby minimizing potential requirements for
truck conveyance of soil import/export;

o Project warehouse designs will provide 40-foot or higher interior clear heights,
allowing for greater storage per square foot of building, reducing building
footprints, and generally reducing construction material and energy demands;

» Site designs will incorporate pedestrian/bicycle/multi-use paths and supporting
amenities;

o The Project Construction and Demolition Waste Management Plan will be
designed and implemented to yield a minimum of 90 percent recycled/salvaged

materials.

1.2.6 Specific Plan Development Regulations

The proposed Specific Plan Development Regulations address physical requirements and
attributes of development within the Specific Plan area including, but not limited to:
building/facility setbacks, lot coverage requirements, and maximum building heights. In
instances where the Specific Plan is silent, applicable development regulations of the City
of Ontario Municipal Code would apply. See also: Merrill Commerce Center Specific

Plan, Chapter 5, Development Regulations.

1.2.7 Specific Plan Design Guidelines

The Specific Plan document proposes architectural and landscape Design Guidelines that
would establish the quality and character of the built environment within the Specific
Plan Area. More specifically, the proposed Design Guidelines would provide criteria for
architecture, lighting, signage, and landscape design. In instances where the Specific Plan
is silent, applicable design guidelines of the City of Ontario Municipal Code would apply.

See also: Merrill Commerce Center Specific Plan, Chapter 6, Design Guidelines.
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1.3  PROJECT OBJECTIVES
The primary goal of the Project is the development of the subject site with a productive
mix of business park and industrial uses. Complementary Project Objectives include the

following:

e Implement a Specific Plan development supporting business park and industrial
uses providing a broad range of long-term employment opportunities.

e Implement business park and industrial uses providing a broad range of
additional construction employment opportunities.

o Provide safe and convenient access for trucks in a manner that minimizes any
potential disruption to residential areas.

o Provide business park and industrial uses near existing roadways and freeways
to reduce traffic congestion and air emissions.

» Facilitate goods movement locally, regionally, nationally, and internationally.

o Provide land uses that are compatible with surrounding land uses and that would
not conflict with the policies and environmental constraints identified in the Policy
Plan.

o Support the Policy Plan vision for urbanization of the Ontario Ranch area of the
City.

o Establish new development that would further the City’s near-term and long-
range fiscal goals.

o Improve the regional jobs/housing balance.

1.4  DISCRETIONARY APPROVALS AND PERMITS
Anticipated discretionary actions, permits, and consultation(s) necessary to approve the

Project are summarized below.

1.4.1 Discretionary Actions

CEQA Guidelines Section 15124 states in pertinent part that if “a public agency must make
more than one decision on a project, all its decisions subject to CEQA should be listed...”
Requested decisions, or City discretionary actions, necessary to realize the Merrill

Commerce Center Specific Plan would include:
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* Certification of the Merrill Commerce Center Specific Plan EIR;

* Approval of Policy Plan (General Plan) Amendment (Land Use);

e Adoption of the Merrill Commerce Center Specific Plan;

* Approval of Parcel Maps;

e Adoption of a Development Agreement; and

o Cancellation of the existing Williamson Act Contracts on APN 0218-261-35
(Contract #69-147, initiated in 1973); and APNs 1054-151-02, 1054-161-02, 1054-161-
03, 1054-201-02 and 1054-351-02 (Contract #70-167, initiated in 1970).

1.4.2 Consultation and Permits

CEQA Guidelines Section 15124 also states that environmental documentation should, to
the extent known, list other permits or approvals required to implement the Project.
Anticipated permits and consultation necessary to realize the Project would likely

include, but would not be limited to, the following;:

o Permitting by/through the Regional Water Quality Control Board (RWQCB)
pursuant to requirements of the City’s National Pollutant Discharge Elimination
System (NPDES) Permit;

o Permitting by/through the South Coast Air Quality Management District
(SCAQMD) for certain equipment or land uses that may be implemented within

the Project area;

o Consultation with requesting Tribes as provided for under AB 52, Gatto. Native
Americans: California Environmental Quality Act; and SB 18, Burton. Traditional tribal

cultural places;

o Review and approval by the City for conformance with the Compatibility Plan for
Chino Airport;

o Review and approval by the Federal Aviation Administration (FAA) for potential

airspace obstruction(s), if any;

3 A notice of non-renewal dated September 14, 2017, and recorded, has initiated the termination process for
Contract #70-167.
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o CWA Section 404 authorization from the Army Corps of Engineers (Corps);
e Clean Water Act (CWA) Section 401 Water Quality Certification;

o California Department of Fish and Wildlife (CDFW) Section 1602 Streambed

Alteration Agreement(s);

o CDFW consultation/coordination addressing protected species impact mitigation;

and

o Various construction, grading, and encroachment permits from affected agencies
allowing implementation of Project facilities including construction/modification

of utilities systems and roadways.

1.5 INITIAL STUDY

The City of Ontario, through the Initial Study process, has determined that the Project has
the potential to cause or result in significant environmental impacts, and warranted
further analysis, public review, and disclosure through the preparation of an EIR. The
Initial Study (IS) and associated EIR Notice of Preparation (NOP), dated April 2019, were
forwarded to the California Office of Planning and Research, State Clearinghouse (SCH),
and circulated for public review and comment. The State Clearinghouse established the
public comment period for the NOP/IS as April 12 through May 13, 2019. The assigned
State Clearinghouse reference for the Project is SCH No. 2019049079. The Initial Study,
NOP, and NOP responses are presented at Appendix A of this EIR.

1.6 IMPACTS NOT FOUND TO BE POTENTIALLY SIGNIFICANT

The following discussions identify those environmental issues that have been determined
not to be potentially significant, and consistent with CEQA Guidelines Section 15143,
Emphasis, need not be addressed in detail in the EIR. Accordingly, the specific issues
listed are not substantively discussed within the body of this EIR. Any related technical
studies and references are noted in the following discussions. A complete list of
references is provided at the conclusion of the EIR. All cited materials are available at, or

can be made available by contacting, the City of Ontario Planning Department.
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Aesthetics

There are no scenic vistas within the Project site, nor would the Project otherwise
adversely affect a designated scenic vista. Views of the San Gabriel Mountains, located to
the north of the City, are the dominant scenic resource in the area. As described in the
Ontario Plan Draft EIR, “... the scale and design of the City, including its land uses, would
not deter views of the mountain backdrop” (Ontario Plan Draft EIR, p. 5.1-8).

The City of Ontario is served by three freeways, including Interstate 10 (I-10), Interstate
15 (I-15), and State Route 60 (SR-60). The segments of these freeways located within the
City are not designated as scenic highways by the California Department of
Transportation. There are no scenic resources, including, but not limited to trees, rocks,
outcroppings, and historic buildings within a state scenic highway located within the
Project site. Nor does the Project propose or require facilities or operations that would

otherwise substantially damage such resources.

The Project is located in an urbanized area and is subject to those provisions of the City of
Ontario Policy Plan (Policy Plan) and City of Ontario Development Code governing scenic
quality. The Policy Plan Community Development Element establishes multiple Policies
that protect scenic resources and promote high quality, visually compatible development.
For example, Community Design Element Policy CD 1-2 requires that “development in
growth areas to be distinctive and unique places within which there are cohesive design
themes”; Policy CD 1-5 requires that “all major north-south streets be designed and
redeveloped to feature views of the San Gabriel Mountains, which are part of the City’s
visual identity and a key to geographic orientation. Such views should be free of visual
clutter, including billboards and may be enhanced by framing with trees”; Policy CD 2-1
encourages “all development projects to convey visual interest and character . . .”; Policy
CD 2-15 supports “excellence in design and construction quality through collaboration
with trade and professional organizations that provide expertise, resources and programs
for developers, builders and the public.”* The City would review development proposals
for conformance with Policy Plan Community Development Element Policies prior to

issuance of development permits.

* City of Ontario. “Policy Plan.” The Ontario Plan, City of Ontario, www.ontarioplan.org/policy-plan/.
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Additionally, all development proposals within the Specific Plan Area would be required
to conform to the Specific Plan Development Regulations, Design Guidelines, and
Implementation Plan (Specific Plan Chapters 5, 6, and 7 respectively). Conformance with
the Specific Plan further ensures that the Project would not substantially degrade the

existing visual character or quality of the site and its surroundings.

The Project would create new sources of lighting, including ground, building-mounted,
wall-mounted, and pole-mounted lighting fixtures. The Project would also provide
illuminated exterior signs. The City would assure that the proposed Merrill Commerce
Center Specific Plan, as implemented, contains Development Regulations and Design
Guidelines that would, at a minimum, conform to City regulations addressing lighting
and light overspill (see: Development Code, Division 6.01 — District Standards and
Guidelines, Lighting). All subsequent development within the Specific Plan area would be
required to conform with the Specific Plan Development Regulations and Design
Guidelines addressing light, glare and overspill. Conformance with the Specific Plan
would minimize the potential for the Project to result in adverse light and glare impacts.
Further all development proposals would be reviewed by the City for conformance with

applicable light/glare provisions of the Compatibility Plan for Chino Airport.

As such, the Project would not result in potentially significant impacts for the following

considerations:

e Have a substantial adverse effect on a scenic vista;

o Substantially damage scenic resources, including, but not limited to, trees, rock
outcroppings, and historic buildings within a state scenic highway;
e In a non-urbanized area, substantially degrade the existing visual character or

quality of the site and its surroundings; and

o Create anew source of substantial light or glare, which would adversely affect day

or nighttime views in the area.

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-35

Item C - 76 of 1038



© 2020 Applied Planning, Inc.

Agriculture and Forest Resources

There is currently no land in the City of Ontario that qualifies as forest land or timberland.
Neither the Policy Plan nor the City’s Development Code provide such designations. As
such, the Project will not conflict with existing zoning for, or cause rezoning of, forest

land or timberland, or result in the loss or conversion of forest land.

The Project does not involve other changes to the environment which could result in the
conversion of farmland or forest land to other uses beyond those discussed in Section

4.11, Agricultural Resources.

Based on the preceding, the Project would not result in potentially significant impacts for

the following considerations:

o Conflict with existing zoning for, or cause rezoning of, forest land, timberland, or

timberland zoned “Timberland Production;”

¢ Result in the loss of forest land or conversion of forest land to non-forest use; or

» Involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agricultural use or

conversion of forest land to non-forest use.

Air Quality

Temporary, short-term odor releases are potentially associated with Project construction
activities. Potential sources of odors associated with construction activities would
include, but not be limited to: asphalt/paving materials, glues, paint, and other
architectural coatings. Construction-source odor impacts are minimized through
compliance with established regulations (Code of Federal Regulations [CFR], Subpart H-
Materials Handling, Storage Use and Disposal, et al.) addressing construction materials
storage, use, and disposal. In pertinent part the isolation/containment devices or
mechanisms specified under these regulations prevent significant release of odors. The

Project would be required to comply with these regulations.
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Uses typically considered to be sources of odors or other emissions that could adversely
affect a substantial number of people include agricultural operations, cement plants,
wastewater treatment plants, and the like. The Project proposes none of these. Rather,
the Project would implement contemporary high-cube fulfillment center warehouse and
business park uses. Refuse generated by the Project uses could be a source of localized
odors. Project refuse is required to be collected, contained, and disposed of as stipulated
in the City of Ontario Municipal Code (see: Municipal Code, Chapter 3: Integrated Solid
Waste Management).

Further, all Project construction activities, uses and occupancies would be required to
conform to SCAQMD Rule 402. Rule 402 provides in pertinent part that there shall be no
“discharge from any source whatsoever such quantities of air contaminants or other
material which cause injury, detriment, nuisance, or annoyance to any considerable
number of persons or to the public, or which endanger the comfort, repose, health or
safety of any such persons or the public, or which cause, or have a natural tendency to

cause, injury or damage to business or property.”

Based on the preceding, the Project would not result in potentially significant impacts for

the following consideration:

* Result in other emissions (such as those leading to odors) adversely affecting a

substantial number of people.

Cultural Resources

There are no known formal cemeteries or informal burial sites within the Project site or
in off-site areas that would likely be affected by Project construction activities. The
likelihood of encountering human remains in the course of Project development is
therefore considered minimal. Further, as required by California Health and Safety Code
Section 7050.5, should human remains be found, no further disturbance shall occur until
the County Coroner has made a determination of origin and disposition pursuant to
Public Resources Code Section 5097.98. The County Coroner must be notified of the find

immediately. If the remains were found to be prehistoric, the coroner would coordinate
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with the California Native American Heritage Commission as required by State law.

Based on the preceding, the Project would not result in potentially significant impacts for

the following consideration:

o Disturb any human remains, including those interred outside of formal cemeteries.

Geology and Soils

The Ontario Plan Draft EIR (Figure 5.7-2) identifies active and/or potentially active fault
zones in the region, none of which are located within the City. There are no active faults
known with the Project site, or in off-site areas that would be affected by Project
construction activities. The Project site and potentially affected off-site locations are
outside any Fault Rapture Hazard Zone (formerly Alquist-Priolo Zone). The Project does
not propose actions or facilities that would otherwise exacerbate known or probable

adverse earthquake fault conditions.

The Project site topography evidences little internal difference, with a general northeast
to southwest downward trending slope. Elevations within the Project site range from
approximately 686 feet above mean sea level (amsl) at the northeast corner of the Project
site, to approximately 651 feet amsl at the southwest corner of the Project site — an
elevation difference of approximately 35 feet over approximately 1.3 miles with average
internal slopes ranging between +2.3 % to -2.6% (Google Earth Imagery 2018). The Project
site is not considered internally susceptible to land sliding. Any slopes manufactured in
the course of Project development would be subject to review and approval by the City
Building Department to ensure their stability. Adjacent properties also present little

topographic relief.

No septic tanks or other alternative wastewater disposal systems are proposed as part of
the Project. The Project does not propose or require facilities or programs that would

substantively affect off-site septic systems or alternative wastewater disposal systems.
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Based on the preceding, the Project would not result in potentially significant impacts

under the following topics:

o Directly or indirectly cause potential substantial adverse effects, including the risk

of loss, injury or death involving rupture of a known earthquake fault;

o Directly or indirectly cause potential substantial adverse effects, including the risk

of loss, injury or death involving landslides; or

» Have soils incapable of adequately supporting the use of septic tanks or alternative
wastewater disposal systems where sewers are not available for the disposal of

wastewater.

Hazards and Hazardous Materials

The Project site is located in an urbanizing area, and no wildlands are located in the
vicinity of the Project site. Fire protection services are provided to the City and the Project
site by the Ontario Fire Department. Pre-construction coordination with Fire Department
staff and adherence to local fire regulations during construction and operation of the
Project would be required. The Project site is located in an urbanizing area, and no
wildlands are located in the vicinity of the Project site. Fire protection services are
provided to the City and the Project site by the Ontario Fire Department. Preconstruction
coordination with Fire Department staff and adherence to local fire regulations during
construction and operation of the Project would be required. The City and Fire
Department would require that fire prevention/fire suppression measures are
incorporated in the Project designs and that water delivery systems serving the Project
site provide adequate fire flow. Creation and maintenance of firebreaks and fire-
defensible spaces adjacent to building and roadways as required by the City and Fire
Department would further reduce the potential for exposure to wildland fires and the
spread of wildland fires. The City would also enforce weed abatement measures,
minimizing potential fire fuel loads. Lastly, as noted in the Ontario Plan Draft EIR,

“development of the Ontario Ranch [including the Project site] would actually reduce fire

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-39

Item C - 80 of 1038



© 2020 Applied Planning, Inc.

hazard risks for that area because, upon buildout, it would eliminate brush, dry grass,

manure, and hay” (Ontario Plan Draft EIR, p. 5.8- 29).

Based on the preceding, the Project would not result in potentially significant impacts

under the following topic:

» Expose people or structures, either directly or indirectly, to a significant risk of

loss, injury or death involving wildland fires.

Hydrology and Water Quality

Direct additions or withdrawals of groundwater are not proposed by the Project. Further,
construction proposed by the Project would not involve substructures or other intrusions
at depths that would significantly impair or alter the direction or rate of flow of
groundwater. Water is provided throughout the City by the City of Ontario Utilities
Department. Groundwater which may be consumed by the Project and the City of
Ontario, as a whole, would be recharged pursuant to the Department’s policies and
programs. The Project site is not a designated groundwater recharge area. The Project
does not propose or require facilities or operations that would otherwise adversely affect

designated recharge areas.

Project construction activities would temporarily expose underlying soils, thereby
increasing their susceptibility to erosion. Potential erosion impacts incurred during
construction activities are mitigated below the level of significance through the Project’s
mandated compliance with a City-approved Storm Water Pollution Prevention Plan
(SWPPP), as well as compliance with SCAQMD Rules that prohibit grading activities and
site disturbance during high wind events. At Project completion, potential soil erosion
impacts in the area will be resolved, as pavement, roads, buildings, and landscaping are

established, overcovering previously exposed soils.

Based on the preceding, the Project would not result in potentially significant impacts

under the following topics:

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-40

Item C - 81 of 1038



© 2020 Applied Planning, Inc.

o Substantially decrease groundwater supplies or interfere substantially with
groundwater recharge such that the project may impede sustainable groundwater

management of the basin; or

o Substantially alter the existing drainage pattern of the site or area, including
through the alteration of the course of a stream or river, or through the addition of
impervious surfaces, in a manner which would result in substantial erosion or

siltation on- or off-site.

Land Use and Planning

Pursuant to the Specific Plan as approved by the City, the Project would establish a
pattern of cohesive and complementary land uses. The Specific Plan configuration and
orientation of land uses, combined with integral development standards and design
guidelines, act to preclude division or disruption of an established community, whether

that community be internal or external to the Project site.

Physical arrangement of surrounding areas would not be modified or otherwise affected
by the Project. Based on the preceding discussion, the Project’s potential to disrupt or
divide the physical arrangement of an established community is considered less-than-

significant.

Based on the preceding, the Project would not result in potentially significant impacts

under the following topic:

o Physically divide an established community.

Mineral Resources

Mineral resources in the City are limited to construction aggregates such as sand and
gravel. There are currently no permitted mining operations located within the City
(Ontario Plan Draft EIR, p. 5.11-2). The Ontario Plan Draft EIR at Figure 5.11-1, Mineral
Resources Zones, indicates that the Project site is classified pursuant to the California

Geological Survey as Mineral Resource Zone 3 (MRZ-3). The Ontario Plan Draft EIR
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concludes that “[d]evelopment in a MRZ-3 [area] would not result in significant impacts
as mineral resources of statewide or local importance are not identified in the California

Geological Survey PC maps” (Ontario Plan Draft EIR, p, 5.11-6).

Based on the preceding, the Project would not result in potentially significant impacts

under the following topics:

o Resultin the loss of availability of a known mineral resource that would be of value

to the region and to the residents of the state; and

o Result in the loss of availability of a locally important mineral resource recovery

site delineated on a local general plan, specific plan or other land use plan.

Population and Housing

Limited single-family residential uses (fewer than 20 single-family residences) exist
within the Project site. These residences are ancillary to the site’s current
dairy/agricultural/trucking operations and would be demolished along with all other
surface improvements as part of the Project site preparation activities. The loss of these
residential units in the context of the City’s existing 50,000 +/- housing units® is not

considered substantial.

Based on the preceding, the Project would not result in potentially significant impacts

under the following topic:

o Displace substantial numbers of existing people or housing, necessitating the

construction of replacement housing elsewhere.

Public Services
Fire suppression and emergency response services for the Project would be provided by

the Ontario Fire Department. The Ontario Plan Draft EIR recognizes the potential for

5 http://www.ontarioplan.org/wp-content/uploads/sites/4/2016/05/29467.pdf
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development pursuant to the Ontario Plan, including development of the Ontario Ranch
(formerly known as New Model Colony, NMC) area encompassing the Project site, to

result in increased demands for fire protection services. (Ontario Plan Draft EIR, p. 5.14-5).

The Ontario Plan Draft EIR also recognizes that evaluation of potential environmental
impacts resulting from the construction or expansion of new or modified fire protection
facilities would be speculative until such time the location(s) of such facilities are
determined. Environmental review of new or modified fire stations would be conducted

when and as required by the City.

The Project does not propose or require construction or modification of fire protection
facilities. The Project site is not designated or proposed as the location for new or modified
tire protection facilities. Incremental fire protection service demands generated by the
Project are offset through Project payment of City of Ontario General City (GC)
Development Impact Fees. A portion of the City’s GC Development Impact Fees are
allocated for fire protection services. The Project Applicant would pay incumbent City

GC Development Impact Fees at issuance of building permit(s).

The Ontario Fire Department has not indicated that substantial expansion of fire
protection facilities or new fire protection facilities would be required as part of this
Project. The Ontario Plan Draft EIR also recognizes that evaluation of potential
environmental impacts resulting from the construction or expansion of new or modified
tire protection facilities would be speculative until such time the location(s) of such
facilities are determined. Environmental review of new or modified fire protection

facilities would be conducted when and as required by the City.

Additionally, to the satisfaction of the Ontario Fire Department, the Project would comply
with City and Fire Department fire prevention and suppression requirements, including
building/site design requirements, fire flow adequacy, and provisions for emergency

access, thereby reducing potential increased demands for fire protection services.

Police protection services for the Project would be provided by the Ontario Police

Department. The Ontario Plan Draft EIR (see discussion excerpted below) recognizes the
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potential for development pursuant to the Ontario Plan, including development of the
Ontario Ranch (formerly known as New Model Colony, NMC) area encompassing the
Project site, to result in increased demands for police protection services. (Ontario Plan
Draft EIR, p. 5.14-8). The Ontario Police Department has not indicated that substantial
expansion of police facilities or new police facilities would be required as part of this
Project. The Project does not propose or require construction or modification of police
protection facilities. Evaluation of potential environmental impacts resulting from the
construction or expansion of new or modified police protection facilities would be
speculative until such time the location(s) of such facilities are determined.
Environmental review of new or modified police protection facilities would be conducted

when and as required by the City.

The Project site is not designated or proposed as the location for new or modified police
protection facilities. Incremental police protection service demands generated by the
Project are offset through Project payment of City of Ontario General City (GC)
Development Impact Fees. A portion of the City’s GC Development Impact Fees are
allocated for police protection services. The Project Applicant would pay incumbent City

GC Development Impact Fees at issuance of building permit(s).

Additionally, the Project site plan concept and proposed building designs would be
reviewed by the Ontario Police Department to ensure incorporation of appropriate safety
and security elements. Such design features would include secure building designs,
defensible spaces, and area and facility security lighting. These design features would act

to reduce Project demands for police protection services.

The Project site lies within the Chino Valley Unified School District. The Project does
not propose residential uses that would result in populations of resident school-aged
children requiring public education, and would therefore not directly cause or contribute
to a need to construct new or physically altered public school facilities. Indirectly, the
Project may contribute to area demands for school services if Project employees and their

school age children would relocate to school districts serving the City.
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The Project does not propose or require construction or modification of school facilities.
The Project site is not designated or proposed as the location for new or modified school
facilities. Project incremental impacts to school services would be offset through payment
of school impact fees. The Project Applicant would pay incumbent school impact fees at
issuance of building permit(s). Payment of school impact fees would reduce the Project’s

potential impacts to school services to levels that would be less-than-significant.

Uses proposed by the Project would not increase demands for parks or parks services.

Development of the Project would require established public agency oversight including,
but not limited to, various plan check and permitting actions by the City. Impacts of the
Project would fall within routine tasks of these agencies/departments and are paid for via
plan check and inspection fees. Impacts of the Project would not be of such magnitude
that new or physically altered facilities would be required. There are no known or

probable other public facilities that would be substantially affected by the Project.

Based on the preceding, the Project would result in less-than-significant impacts under

the following topics:

e Result in substantial adverse physical impacts associated with the provision of
new or physically altered governmental facilities, the construction of which could

cause significant environmental impacts for any of the public services:

o Fire Protection;

o Police Protection;
o Schools;

o Parks; or

o Other Public Facilities.

Recreation
The Project does not propose residential development, and would not directly contribute

to resident populations that would increase the use of existing neighborhood and regional
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parks or other recreational facilities. Job opportunities created by the Project may result
in relocation of persons to the City that could indirectly contribute to resident
populations, demands for new housing, and resulting increased use of existing
neighborhood and regional parks or other recreational facilities. New residential
development within the City is required to pay City GC Development Impact Fees, a
portion of which would be allocated for parks facilities, acting to offset incremental

demands on neighborhood and regional parks or other recreational facilities.

The Project does not propose recreational facilities. Based on the discussion above, the

Project would not require the construction or expansion of recreational facilities.

Based on the preceding, the Project would result in less-than-significant impacts under

the following topics:

o Increase the use of existing neighborhood and regional parks or other recreational
facilities such that substantial deterioration of the facility would occur or be

accelerated; and

e Include recreational facilities or require the construction or expansion of
recreational facilities, which might have an adverse physical effect on the

environment.

Wildfire

CAL FIRE maintains California Fire Hazard Severity Zone Maps, including maps for State
responsibility areas, as well as local responsibility areas.® As shown on the State
responsibility map for southwestern San Bernardino County, the City of Ontario is
located within a local responsibility area. According to the local responsibility map,

Ontario is located in a non-very high fire hazard severity zone (Non-VHFHSZ).

6 http://www fire.ca.gov/fire prevention/fhsz maps sanbernardinosw
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As such, the Project is not located within or near a state responsibility area, or within an
area classified as a very high fire hazard severity zone. All development within the
Specific Plan area would be required to comply with City building and Fire Codes. All
building plans within the City are reviewed by the Ontario Fire Department to ensure
their compliance with the City’s fire code. Additionally, the Ontario Plan Draft EIR at
page 5.8-29 states, “. . . development of the Ontario Ranch would actually reduce fire
hazard risks for that area because, upon buildout, it would eliminate brush, dry grass,

manure, and hay.”

Based on the preceding, the Project would result in less-than-significant impacts under

the following topics:

o Substantially impair an adopted emergency response plan or emergency

evacuation plan;

e Due to slope, prevailing winds, and other factors, exacerbate wildfire risks, and
thereby expose project occupants to, pollutant concentrations from a wildfire or

the uncontrolled spread of a wildfire;

o Require the installation or maintenance of associated infrastructure (such as roads,
fuel breaks, emergency water sources, power lines or other utilities) that may
exacerbate fire risk or that may result in temporary or ongoing impacts to the

environment; or

o Expose people or structures to significant risks, including downslope or
downstream flooding or landslides, as a result of runoff, post-fire slope instability,

or drainage changes.

1.7  AREAS OF CONCERN OR CONTROVERSY
Section 15123 of the CEQA Guidelines requires that the EIR summary identify areas of
potential concern or controversy known to the lead agency, including issues raised by

other agencies and the public. Issues of concern were identified by the Lead Agency,

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-47

Item C - 88 of 1038



© 2020 Applied Planning, Inc.

through responses to the Project Initial Study (IS)/Notice of Preparation (NOP), and other

communications addressing the Project and the Project EIR.

Responses received pursuant to distribution of the NOP and Public Scoping Meeting are

presented at EIR Appendix A. Table 1.7-1 presents a list of NOP respondents, and a

corresponding summary of NOP comments, indicated by italicized text. Responses to

comments, together with correlating EIR references are indicated in subsequent

statements. Unless otherwise noted, all NOP respondent comments are addressed within

the body of the EIR.

Table 1.7-1

List of NOP Respondents and Summary of NOP Comments

Respondent

Summary of Comments

State Agencies

Office of Planning and
Research - State
Clearinghouse (SCH)

SCH provided receipt and record of distribution of the NOP/IS and established the NOP
review and comment period of April 12 through May 13, 2019. SCH assigns the SCH No.
2019049079 to the Project environmental documents.

EIR Appendix A includes a copy of the Project IS/NOP and NOP Responses.

State of California
Native American Heritage
Commission (NAHC)

NAHC provides procedural guidance in evaluating and determining potential impacts to
cultural resources and Tribal Cultural Resources (TCRs).

The EIR evaluates potential impacts to cultural resources consistent with NAHC
guidelines and requirements. Please refer to EIR Section 4.10, Cultural
Resources/Tribal Cultural Resources.

California Air Resources
Board (CARB)

CARB identifies potential air quality impact concerns including potential health risks
associated with air pollutants generated during Project construction and Project
operations.

Potential air quality impacts of the Project, including potential health risks
associated with air pollutant emissions generated during Project construction and
Project operations are addressed at EIR Section 4.3, Air Quality. As matter of
clarification for the commentor, the Project evaluated in the EIR assumes 701,400
square feet of high-cube cold storage warehouse use.

California Department of
Conservation (DOC)

DOC identifies potential impacts to agricultural resources and Williamson Act contract
properties.

Potential agricultural resources impacts are considered and addressed at EIR
Section 4.11, Agricultural Resources. Cancellation of the existing Williamson Act
Contracts are identified as a Project Discretionary Action.

California Department of
Transportation District 8
(Caltrans)

Caltrans notes its roles as the owner and operator of the State Highway System (SHS) and
as a CEQA Responsible Agency. Caltrans notes that the Project traffic may impact the
SHS and recommends that a Traffic Impact Analysis (T1A) be prepared for the Project and
submitted to Caltrans prior to circulation of the DEIR. Caltrans provides various design
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Table 1.7-1
List of NOP Respondents and Summary of NOP Comments

Respondent Summary of Comments

recommendations for transportation system improvements that may be implemented by
the Project.

Caltrans is recognized as the owner and operator of the SHS and as a CEQA
Responsible Agency. Consistent with Caltrans recommendations, a TIA has been
prepared for the Project. The TIA is presented at EIR Appendix C and has been
provided to Caltrans under separate cover. Caltrans transportation system design
recommendations are recognized and have been incorporated where appropriate.

County/Regional Agencies

Santa Ana Regional Water | SARWQCB recommends that DEIR address potential impacts to water quality resulting
Quality Control Board from demolition of dairies to include disposition of manure, wastewater and soils.
(SARWQCB) SARWQCB recommends that DEIR address potential increase of stormwater runoff
through on-site and/or off-site dairy production areas. SARWQCB recommends that DEIR
include pertinent requirements of Regional Board Order No. R8-2010-0036, for
controlling post-construction stormwater pollutant discharges.

Potential Project hydrology/water quality impacts, including those noted by
SARWQCB, are addressed at DEIR Section 4.7, Hydrology/Water Quality. In total
stormwater management systems implemented by the Project would result in net
improvement in existing drainage and water quality conditions. Disposition of
potentially contaminated soils is addressed at EIR Section 4.6, Hazards/Hazardous
Materials. The Project Water Quality Management Plan (WQMP, EIR Appendix H)
responds to Regional Board Order No. R8-2010-0036 requirements for controlling
post-construction stormwater pollutant discharges.

San Bernardino County, DPW review and permitting requirements are identified. DPW requests inclusion
Department of Public on the circulation/notification lists for all Project notices, public reviews, and
Works (DPW) public hearings.

Potential environmental impacts resulting construction of off-site infrastructure
improvements, including master plan drainage improvements are
comprehensively addressed in the EIR. The Project Applicant will comply with
all DPW review and permitting requirements. Concurrent with final designs of
master plan drainage improvements, the City will coordinate with DPW and other
extra-jurisdictional agencies in instances where master plan drainage
improvements would interface with or potentially affect DPW or other extra-
jurisdictional facilities. DPW has been included on the circulation/notification lists
for all Project notices, public reviews, and public hearings.

South Coast Air Quality SCAQMD provides detailed guidance in regard to the preparation of the Project air quality

Management District impact analysis and greenhouse gas analysis, and requests that modeling data and
(SCAQMD) electronic copies air quality technical studies accompany submittal of the Draft EIR to
SCAQMD.

The Project Air Quality Impact Analysis (AQIA) and Greenhouse Gas Analysis
GHGA) are presented at EIR Appendices D and E, respectively. Specific topics
referenced by SCAQMD in their NOP response are addressed at EIR Sections 4.3,
Air Quality; and 4.4, Greenhouse Gas Emissions. Modeling data files, technical
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Table 1.7-1

List of NOP Respondents and Summary of NOP Comments

Respondent

Summary of Comments

studies and supporting air quality documentation have been provided to
SCAQMD in electronic format(s) as requested.

Local Agencies

City of Chino

The City of Chino requests review of infrastructure improvements that may affect off-site
areas in the City of Chino. The City of Chino requests review of the Project traffic study
scoping agreement including proposed trip distribution and analyzed Study area
intersections.

The EIR comprehensively addresses potential impacts associated with
implementation of proposed infrastructure improvements, including potential
impacts at off-site locations. The City of Ontario will coordinate final designs and
construction of infrastructure improvements with all potentially affected extra-
jurisdictional agencies.

The TIA Scoping Agreement is provided at TIA Appendix 1.1. All potentially
affected transportation/traffic facilities located with the City of Chino have been
evaluated within the Project TIA. The Project TIA also considers effects of related
cumulative projects located in the City of Chino. Please refer also to EIR Section
4.2, Transportation.

1.8  EIR TOPICAL ISSUES

Based upon the Initial Study analysis, comments received pursuant to circulation of the

NOP, and other public/agency input, the analysis of the EIR addresses the following

topics:

o Agricultural Resources;

o Air Quality;

» Biological Resources;

e Cultural/Tribal Resources;

e Energy;

e Geology and Soils;

e Greenhouse Gas Emissions;

e Hazards/Hazardous Materials;

« Hydrology/Water Quality;

o Land Use and Planning;

o Noise;
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» Population/Housing;
o Transportation; and

» Utilities and Service Systems.

Additionally, EIR Section 5.0, Other CEQA Considerations, presents discussions of other
mandatory CEQA topics including:

o Cumulative Impact Analysis;

o Alternatives Analysis;

o Growth-Inducing Impacts of the Proposed Action;

o Significant Environmental Effects;

o Significant and Irreversible Environmental Changes; and

e Energy Conservation.

1.9 SUMMARY OF SIGNIFICANT PROJECT IMPACTS
Implementation of the Project as proposed will result in certain impacts which are
determined to be significant. These impacts are discussed in detail in the body of the EIR

text under their associated topical headings, and are summarized below.

Table 1.9-1
Summary of Significant and Unavoidable Impacts
Environmental Comments
Topic
Transportation Vehicle Miles Traveled (VMT) Impacts
Consistent with to CEQA Guidelines Section 15064.3 requirements (statute effective July 1, 2020) this
EIR presents an analysis of the Project’s potential vehicle miles traveled (VMT) impacts. Detailed
analysis of the Project’s potential VMT impacts is presented in Merrill Commerce Center Specific Plan,
Vehicle Miles Traveled (VMT) Assessment (Urban Crossroads, Inc.) January 14, 2020 (Project VMT
Assessment). The Project VMT Assessment is presented at EIR Appendix C.

The Project VMT Assessment estimates the Project VMT/Service Population (Project VMT/SP) and
compares the Project VMT/SP to a calculated City Average Existing VMT/SP. Project VMT/SP that
would exceed 85 percent of the City Average Existing VMT/SP would be considered a potentially
significant VMT Impact. Potentially significant VMT impacts are mitigated through implementation
of Transportation Demand Management (TDM) measures. However, even with implementation of
proposed TDM measures, Project VMT impacts would be individually and cumulatively significant
and unavoidable.

Air Quality EIR Section 4.3, Air Quality, details the Project’s potential air quality impacts. As discussed within that
Section, even after compliance with applicable regulations and requirements, and application of
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Table 1.9-1
Summary of Significant and Unavoidable Impacts

Environmental Comments
Topic

mitigation measures, the Project would result in the following significant and unavoidable air quality
impacts:

e The South Coast Air Basin (SCAB, Basin) encompassing the Project site is designated as non-
attainment for ozone, PM10, and PM2.5 (VOC and NOX are both ozone precursors; NOX is a
precursor to PM10/PM2.5). Project operational-source VOC, NOX, PM10, and PM2.5 emissions
regional threshold exceedances would result in a cumulatively considerable net increase in criteria
pollutants (ozone and PM10/PM2.5) for which the Project region is non-attainment. These are
cumulatively significant and unavoidable air quality impacts.

e Because a change in land use is proposed under the Project, it is assumed that the emissions
generated by the Project’s proposed land uses are not reflected in the 2016 AQMP air quality
standards, interim emissions reductions targets, and emissions inventories. Consequently,
development of the subject site as proposed by the Project is conservatively assumed to conflict
with the 2016 AQMP. This is a significant and unavoidable impact.

GHG Emissions | EIR Section 4.4, Greenhouse Gases, details the Project’s potential GHG emissions impacts. As discussed
within that Section, even after compliance with applicable regulations and requirements, and
application of mitigation measures, the Project GHG could directly or indirectly generate GHG
emissions that may have a significant impact on the environment. Further, the Project could conflict
with an applicable plan, policy or regulation adopted for the purpose of reducing the emissions of
greenhouse gases. These are cumulatively significant and unavoidable impacts.

Noise EIR Section 4.5, Noise, details the Project’s potential noise impacts. As discussed within that Section,
even after compliance with applicable regulations and requirements, and application of mitigation
measures, noise impacts associated with the construction of off-site infrastructure improvements
would be individually and cumulatively significant and unavoidable for the duration of off-site
infrastructure construction activities.

Cultural As discussed at EIR Section 4.10, Cultural/Tribal Cultural Resources, 5 buildings or structures within the
(Historic) Project site appear to qualify as Contributors to the New Model Colony / Chino Valley Dairy Historic
Resources District (District). These 5 potential Contributors would be demolished to allow for implementation

of the Project. Per CCR Title 14, Section 15126.4(b), the demolition or destruction of a historical
resource cannot typically be fully mitigated. Demolition of potential District Contributors resulting
from the Project is therefore considered a significant and unavoidable impact.

The proposed demolition of potential District Contributors within the Project site would considerably
and cumulatively contribute to impacts to District historic resources. This is a cumulatively significant

impact.
Agricultural As substantiated at EIR Section 4.11, Agricultural Resources, the Project would result in conversion of
Resources on-site Farmland to urban uses. Additional conversion of off-site agricultural lands to non-

agricultural purposes could also occur as a result of construction of master plan infrastructure
improvements supporting the Project. These are considered to be significant and unavoidable
impacts. However, the Project would not cause or result in significant and unavoidable agricultural
resources impacts and loss of Farmland impacts beyond those already considered and addressed in
the Ontario Sphere of Influence (New Model Colony [Ontario Ranch]) General Plan Amendment EIR,
The Ontario Plan EIR, and the [City of Ontario] Infrastructure Master Plans MND. The Project would
not result in new significant and unavoidable agricultural resources impacts and loss of Farmland not
otherwise occurring pursuant to the Policy Plan Land Use Plan.
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As substantiated within this EIR, all other potential environmental effects of the Project
would be less-than-significant or are reduced below levels of significance with
application of mitigation measures identified herein. A summary of all Project impacts
and proposed mitigation measures is presented in EIR Section 1.11, Summary of Impacts

and Mitigation.

1.10 ALTERNATIVES TO THE PROJECT

Consistent with provisions of the CEQA Guidelines, this EIR evaluates alternatives to the
Project that would lessen its significant environmental effects while allowing for
attainment of the basic Project Objectives. Alternatives to the Project are described and

summarized below. Please refer also to the detailed Alternatives Analysis presented in

EIR Section 5.0, Other CEQA Considerations; 5.2, Alternatives Analysis.

Alternatives to the Project considered in detail include:

o No Project Alternative: No Build;
e No Project Alternative: Development per Existing Policy Plan Land Uses; and

e Reduced Intensity Alternative.

As provided for at CEQA Guidelines 15126.6(c), alternatives that were considered by the

lead agency but were rejected as infeasible are also identified. These included:

e Alternative Sites;

e “No Threshold Exceedance” Alternative for Significant Transportation Impacts;
e “No Threshold Exceedance” Alternative for Significant Air Quality Impacts;

e “No Threshold Exceedance” Alternative for Significant GHG Impacts;

e “No Threshold Exceedance” Alternative for Significant Noise Impacts;

o Preservation Alternatives for Significant Historical Resources Impacts;

e “No Threshold Exceedance” Alternative for Significant Agricultural Resources

Impacts.
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1.10.1 No Project Alternatives

1.10.1.2 Overview
The CEQA Guidelines require that the EIR include in its evaluation of Alternatives a “No
Project” Alternative. Within this analysis, two No Project scenarios are considered — “No

Build” and “Development per Existing Policy Plan Land Uses.”

No Project Alternative: No Build

If a No Build scenario were maintained, its comparative environmental impacts would
replicate the existing conditions discussions for each of the environmental topics
evaluated in this EIR; and comparative impacts of the Project would be as presented
under each of the EIR environmental topics. A No Build condition would achieve none of

the basic Project Objectives.

No Project Alternative: Development per Existing Policy Plan Land Uses

The No Project Alternative: Development per Existing Policy Plan Land Uses (Existing
Policy Plan Land Uses) scenario represents foreseeable development of the subject site
pursuant to the site’s current Policy Plan Land Use designations. Table 1.10-1 compares
the composition and scope of uses under the Project with development that could result

under the Existing Policy Plan Land Uses scenario.

Table 1.10-1
Site Development Comparison
Project and No Project Alternative: Existing Policy Plan Land Uses

Project ‘ No Proje.ect Alternative:
Existing Policy Plan Land Uses
Business Park: 55.1 acres; 1,441,000 building sf Business Park: 314.7 acres; 8,225,000 building sf
N/A Office Commercial: 43.3 acres; 1,414,600 building sf
N/A General Commercial: 18.3 acres; 318,900 building sf
Industrial: 292.8 acres; 7,014,000 building sf N/A
Circulation: 28.4 Acres N/A
Total: 376.3 Acres; 8,455,000 building sf Total: 376.3 Acres; 9,958,500 building sf
Sources: Policy Plan Land Use Element; Merrill Commerce Center Specific Plan.

Notes:

1. Maximum building square footage calculated by multiplying the total acreage of each land use by the anticipated floor area ratio (FAR)
for the respective land use designation. Per Policy Plan Table LU-02 Land Use Designations Summary Table: Industrial FAR = 0.55;
Business Park FAR = 0.60; General Commercial FAR = 0.040; Office Commercial FAR = 0.75.
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1.10.2 Reduced Intensity Alternative
The Reduced Intensity Alternative focuses on a development scenario that would reduce
the significant operational-source air quality impacts otherwise occurring under the

Project.

Of the total operational-source emissions generated by the Project, approximately
90 percent (by weight) would be generated by Project traffic. An effective way to reduce
the Project operational-source emissions would therefore be an Alternative that would

reduce the total amount of traffic generated by the Project.

Based on the reduction in total traffic, the Reduced Intensity Alternative would also
reduce the scope and/or intensity of significant transportation impacts, air quality
impacts, and GHG emissions impacts that would result from implementation of the

Project.

For purposes of the EIR Alternatives Analysis, the Reduced Intensity Alternative would
implement the proposed Merrill Commerce Center Specific Plan uses at an approximately
25 percent reduction in overall development intensity. The mix of land uses proposed by
the Project would be proportionally maintained under the Reduced Intensity Alternative.
When compared to the approximately 8,455,000 square feet of light industrial/ business
park uses proposed by the Project, the Reduced Intensity alternative would realize
approximately 6,341,000 square feet of light industrial/business park development.
Development under the Project and the Reduced Intensity Alternative is compared at
Table 1.10-2.

Table 1.10-2
Site Development Comparison
Project and Reduced Intensity Alternative

Project Reduced Intensity Alternative
Business Park: 55.1 acres; 1,441,000 building sf Business Park: 55.1 acres; 1,081,000 building sf
Industrial: 292.8 acres; 7,014,000 building sf Industrial: 292.8 acres; 5,260,000 building sf
Circulation: 28.4 Acres Circulation: 28.4 Acres
Total: 376.3 Acres; 9,958,500 building sf Total: 376.3 Acres; 6,341,000 building sf

Sources: Project Development - Merrill Commerce Center Specific Plan; Reduced Intensity Alternative Development - Applied Planning, Inc.

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-55

Item C - 96 of 1038



© 2020 Applied Planning, Inc.

1.10.3 Alternatives Considered and Rejected

1.10.3.1 Alternative Sites Considered and Rejected

As stated in the CEQA Guidelines §15126.6 (£)(1)(2)(A), the “key question and first step in
[the] analysis [of alternative locations] is whether any of the significant effects of the
project would be avoided or substantially lessened by putting the project in another
location. Only locations that would avoid or substantially lessen any of the significant
effects of the project need be considered for inclusion in the EIR.” CEQA Guidelines
§15126.6 (f) (1) also provides that when considering the feasibility of potential alternative
sites, the factors that may be taken into account include: “site suitability, economic
viability, availability of infrastructure, general plan consistency, other plans or regulatory
limitations, jurisdictional boundaries (projects with a regionally significant impact should
consider the regional context), and whether the proponent can reasonably acquire,
control, or otherwise have access to the alternative site (or the site is already owned by
the proponent). None of these factors establishes a fixed limit on the scope of reasonable

alternatives.”

As discussed below, relocation of the Project would not avoid or substantially lessen the
Project’s significant impacts. Further, there are no feasible alternative sites under control
or likely control of the Applicant that would allow for relocation of the Project in manner

that could substantially reduce the Project’s significant environmental impacts.

Significant Transportation Impacts Not Substantially Reduced at Alternative Site

o Relocation to an Alternative Site is not likely to achieve any measurable reduction
in the Project’s VMT impacts. VMT impacts are influenced by the Project location,
but are also a product of the Project land uses. Relocation of the Project within
the City could shorten certain worker commutes trip lengths; however, others
could be lengthened. There is no demonstrable evidence indicating that worker
trip lengths would be substantially altered by relocation of the Project. Further,
Project truck trip lengths are determined by SCAQMD trip length modeling
protocols, and would not be affected by relocation of the Project site. Further, there

are no feasible alternative sites under control or likely control of the Applicant that
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would allow for relocation of the Project and associated reassignment of traffic that

in manner that could substantially reduce VMT impacts.

Significant Air Quality Impacts Not Substantially Reduced at Alternative Site

e Relocation to an Alternative Site would not likely achieve any measurable
reduction in the Project’s operational-source air quality impacts and contributions
to nonattainment conditions. Relocation of the Project anywhere within the South
Coast Air Basin would not alter or diminish the significance of this impact.

o The AQMP land use inconsistency resulting from the Project could not be feasibly
avoided by relocation of the Project to an alternative site. That is, there are no
alternative sites under control or likely control of the Applicant that would allow
for relocation of the Project and that would preclude a changes or changes in land

use designations.

Significant Noise Impacts Not Substantially Reduced at Alternative Site
» Significant noise impacts are assumed to occur at land uses adjacent to alignments
of off-site infrastructure to be constructed by the Project. These infrastructure
alignments are determined by, and are consistent with, City infrastructure master
plans. These master plan infrastructure alignments are beyond the control of the
Applicant. Relocation of the Project would not substantially alter master plan
infrastructure alignments, or substantially diminish construction-source noise
impacts that are assumed to occur at adjacent land uses. Moreover, there are no
alternative sites under control or likely control of the Applicant that would allow
for relocation of the Project and that would substantially reduce construction-

source noise impacts affecting land uses adjacent to infrastructure alignments.

Significant GHG Emissions Impacts Not Substantially Reduced at Alternative Site
o GHG emissions impacts are by definition cumulative and global in their effects.
Relocation of the Project would not alter or diminish the significance of its GHG

emissions impacts.

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-57

Item C - 98 of 1038



© 2020 Applied Planning, Inc.

Significant Impacts to Historical Resources Not Substantially Reduced at Alternative
Site
o Consistent with City requirements, the EIR incorporates mitigation that would
reduce impacts to the 5 potential contributors to historical resources to the extent
teasible. However, buildout of the City as envisioned under The Ontario Plan
would ultimately result in urbanization of the area and would not allow for
relocation of the Project in manner that would preclude or substantially reduce
historical resources impacts otherwise resulting from the Project. In this regard,
the Ontario Plan EIR recognizes that implementation of the Proposed General Plan
Land Use Plan could threaten historic resources, and recognizes these impacts as
significant and unavoidable (General Plan EIR, pp. 5.5-23, 5.5-24). Moreover, there
are no alternative sites of under control or likely control of the Applicant that
would allow for relocation of the Project and that would substantially reduce

potential impacts to historic resources.

Significant Agricultural Resources Impacts Not Substantially Reduced at Alternative Site
o The Project’s significant agricultural resources impacts are consistent with the
significant agricultural resources impacts anticipated under buildout of the City.

In this regard, The Ontario Plan envisions the City buildout condition comprising

urban mixed-use, commercial, industrial, and residential land uses. The Ontario

Plan vision does not support the continuation of existing agricultural uses. In this

latter regard, existing agricultural uses within the City are becoming economically
unsustainable and represent land uses that are increasingly incongruous with
continuing urbanization of the City. Moreover, there are no alternative sites under
control or likely control of the Applicant that would allow for relocation of the

Project and that would substantially reduce agricultural resources impacts.

Based on the preceding considerations, analysis of an Alternative Site as means of

reducing the Project’s significant environmental impacts was not further considered.
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1.10.3.2 “No Threshold Exceedance” Alternative for Significant Transportation

Impacts Considered and Rejected

VMT impacts are defined in terms of miles traveled per service population (VMT/SP).
Reduction in VMT impacts could therefore be potentially reduced by diminishing trip
lengths relative to the service population, or increasing the service population relative to
trip lengths. Trip lengths for the Project are fixed by its location and land use context. As
noted previously in these discussions, relocation of the Project would likely not
substantially reduce VMT impacts. The Project Service Population is a function of the land
uses proposed. Alteration of the Project land uses would be required in order to
significantly increase the Service Population while maintaining or decreasing VMT and
thereby improve the VMT/SP ratio and diminish potential VMT impacts. Such land use
alterations would result in some undefined development concept other than the Project
evaluated in this EIR. Analysis of this other, undefined development would be speculative

and would not support the Project Objectives; and is therefore not considered here.

Based on the preceding, there are no feasible means or alternatives to avoid this impact

or reduce the impact to levels that would be less-than-significant.

1.10.3.3 “No Threshold Exceedance” Alternative for Significant Air Quality Impacts
Considered and Rejected

In order to reduce Project operational-source air quality emissions to levels that would
preclude exceedance of all SCAQMD thresholds, the Project scope would need to be
reduced by approximately 90 percent (this would achieve the most restrictive threshold
[NOy] and all subordinate thresholds). At such a reduction in scope, however, the Project
Objectives would not be realized in any meaningful sense. As such, potential alternatives
with the specific goal of avoiding all significant operational-source air quality impacts
resulting from the Project were rejected from consideration, and are not further evaluated

in this discussion.

The Project operational-source emissions exceedances noted herein would result in
cumulatively considerable contributions to existing Basin pollutant non-attainment

conditions. For the same reasons noted above, there are no feasible means or alternatives
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to avoid this impact or reduce the impact to levels that would be less-than-significant.
However, this impact and all operational-source air quality impacts would be diminished

under the EIR Reduced Intensity Alternative.

The Project proposes Policy Plan Land Use amendments that would allow for
implementation of the Project uses. Because the Project’s proposed Policy Plan Land Uses
designations are not reflected in the AQMP, the Project is considered to be inconsistent
with AQMP emissions assumptions and projected AQMP emissions inventory. To
maintain AQMP consistency, avoidance of the proposed amendments to the site’s current
Policy Plan Land Use designations would be required. This would effectively negate the
Project in total. Additionally, there are no alternative locations under control or likely
control of the Applicant that would preclude any potential change in land use

designations, thereby avoiding potential inconsistencies with the AQMP.

Based on the preceding, there are no feasible means or alternatives to avoid this impact

or reduce the impact to levels that would be less-than-significant.

1.10.3.4 “No Threshold Exceedance” Alternative for GHG Emissions Impacts
Considered and Rejected

The Project cannot feasibly achieve no net increase in GHG emissions, nor can the
applicable SCAQMD screening-level threshold (3,000 MTCO2e/year) be achieved. In this
regard, the majority (approximately 70 percent) of the Project GHG emissions would be
generated by Project vehicular sources. Responsibility and authority for regulation of
vehicular-source emissions resides with the State of California (CARB, et al.). Neither the
Applicant nor the Lead Agency can effect or mandate substantive reductions in vehicular-
source GHG emissions, much less reductions that would achieve no net increase
condition or achieve the SCAQMD screening-level 3,000 MTCO2e/year threshold. In
effect, all Project traffic would need to be eliminated or be “zero GHG emissions sources”
in order to achieve the SCAQMD threshold. There is no feasible means to or alternatives
to eliminate all Project traffic, or to ensure that Project traffic would zero GHG emissions

sources. In terms of its practical application, this would constitute a “no build” condition.
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The Project would implement all feasible measures to provide consistency with the
current City CAP and pending CAP update. The CAP as updated by the City may
implement performance standards and GHG emissions reduction targets differing from
the current CAP. There is therefore the potential for Project development proposals to
conflict with as-yet-unknown performance standards and GHG emissions reduction
targets implemented under the pending CAP updates, and thereby result in GHG
emissions that would be considered to represent a significant impact on the environment.
Moreover, it cannot be assured that the CAP as updated by the City would be determined
to be consistent with applicable State and regional plans adopted for the for the purpose
of reducing the emissions of greenhouse gases. There are no feasible alternatives that
would ensure consistency with the pending CAP update, or to ensure that the CAP
update would be consistent with applicable State and regional plans adopted for the for

the purpose of reducing the emissions of greenhouse gases.

Based on the preceding, there are no feasible means or alternatives to avoid this impact

or reduce the impact to levels that would be less-than-significant.

1.10.3.5 “No Threshold Exceedance” Alternative for Significant Noise Impacts
Considered and Rejected.

Construction-source noise impacts resulting construction of off-site infrastructure
improvements would be significant and unavoidable. Construction-source noise impacts
reflect maximum noise levels generated by likely operations of typical construction
equipment. The types and quantities of equipment employed, and associated maximum
noise levels generated, would not differ substantively under any reasonable scenario for

construction of off-site infrastructure.

Based on the preceding, there are no feasible means or alternatives to avoid this impact

or reduce the impact to levels that would be less-than-significant.
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1.10.3.6 Preservation Alternatives for Significant Historical Resources Impacts
Considered and Rejected

Consistent with City requirements, this EIR incorporates mitigation that would reduce
impacts to historical resources to the extent feasible. However, even with application of
mitigation, impacts would be significant and unavoidable. In this regard, the Ontario
Plan EIR recognizes that implementation of the Proposed Land Use Plan could threaten
historic resources and recognizes these impacts as significant and unavoidable (General
Plan EIR, pp. 5.5-23, 5.5-24). Preservation Alternatives that could lessen or avoid
impacts to historical resources were also considered, but were ultimately determined to
be infeasible and were therefore rejected. These Alternatives and the basis for their

rejection are summarized below:

e In Situ Retention: In situ of these contributors would be incompatible with, and
would conflict with the proposed Specific Plan Land Use Plan, Development
Standards, and Design Guidelines and would not allow for implementation of the

Project. In situ retention of these contributors is therefore not considered feasible.

» Retention and Adaptive Reuse: Similarly, retention and adaptive reuse of these
contributors would be incompatible with, and would conflict with the proposed
Specific Plan Land Use Plan, Development Standards, and Design Guidelines and
would not allow for implementation of the Project. Retention of and adaptive use

of these contributors is therefore not considered feasible.

» Relocation: Relocation of the contributors may be possible, pending identification
of a recipient site that is within the New Model Colony [Ontario Plan] boundaries
and that maintains similar setting and location, and historic associations.
Additionally, each relocated building should retain original materials and design
features that give evidence of original workmanship and feeling / aesthetic such
that the resource, upon relocation, maintains the ability to convey its identified
significance. There are no designated recipient sites that meet the relocation
criteria noted. Moreover, buildout of the City as envisioned under The Ontario

Plan would ultimately result in urbanization of the area and would not allow for
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relocation at a recipient site that maintains similar setting, and location, and
historic associations for the affected contributors. Relocation of the contributors is

therefore considered infeasible.

Based on the preceding, there are no feasible means or alternatives to avoid this impact

or reduce the impact to levels that would be less-than-significant.

1.10.3.7 “No Threshold Exceedance” Alternative for Significant Agricultural
Resources Impacts Considered and Rejected

The Ontario Plan vision does not support the continuation of existing agricultural uses
within the City. In this regard, existing agricultural uses within the City are becoming
economically unsustainable and represent land uses that are increasingly incongruous

with continuing urbanization of the City.

Long-term maintenance of agricultural/farmland uses within the Project site would
therefore be contrary to General Plan Land Use Plan and the goals of the Ontario Plan.
Persisting agricultural/farmland uses within the Project site would likely result in on-
going and increasing land use incompatibilities as surrounding areas continue to
urbanize as envisioned under the General Plan.  Long-term maintenance of
agricultural/farmland uses within the Project would therefore potentially exacerbate
rather than reduce environmental impacts. Further, transition of the Project site from
agricultural/farmland uses and associated significant impacts to agricultural uses are
consistent with and have been previously addressed in certified/adopted City
environmental documents. The Project would not result in significant agricultural

resources impacts not already considered and addressed in these documents.

Moreover, there are no alternative sites under control or likely control of the Applicant
that would allow for relocation of the Project and that would substantially reduce
agricultural resources impacts. Replacement of agricultural resources at an off-site
location would require the Applicant to purchase off-site replacement acreage not
designated as Farmland, and improve or restore it to Farmland status. Creation of
additional Farmland in the City is contrary to the General Plan Land Use Plan policies

and vision as summarized previously, and would require comprehensive amendment of
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the General Plan. Neither the City nor Applicant has indicated that such amendment is

warranted or desired, and neither has initiated such action.

Additionally, creation of new Farmland-status properties within the City could result in
new and additional adverse impacts to the environment associated with typical

farm/dairy operations, including but not limited to:

Animal waste and creation of methane gas, and soil contamination from nitrates

and ammonia.

e Use of petroleum products and above ground storage tanks (ASTs)

used for fueling, maintaining and repairing farm equipment.

o Use of formaldehyde, iodine, glycerol, muriatic acid and chlorinated alkaline as

cleaning solutions. Application of pesticides to prevent parasite infestations.

» Holding ponds for contaminated runoff from agricultural/dairy farm operations
and discharge of wastewater from these processes to pastures or to the area

drainage system.

e Accumulating general debris that may have the potential to impacton-

site surficial soil.

» DPotential presence of septic systems.

These adverse impacts would be amplified at the interface of any agricultural uses

imposed within the City’s urbanizing context.

Further, creation of new Farmland-status properties outside the City is beyond the Lead
Agency and Applicant control. The Farmland status at any site would be assigned
through the California Department of Conservation Farmland Mapping and Monitoring

Program Important Farmland Series mapping protocol. Additionally, creation of new

Merrill Commerce Center Specific Plan Project Executive Summary
Draft EIR-SCH No. 2019049079 Page 1-64

Item C - 105 of 1038



© 2020 Applied Planning, Inc.

Farmland-status properties at extra-jurisdictional locations could result in adverse
impacts noted above. These impacts would be similar to those the City has experienced,

and seeks to avoid through implementation of the Policy Plan Land Use Plan.

Based on the preceding, there are no feasible means or alternatives to avoid this impact

or reduce the impact to levels that would be less-than-significant.

1.10.4 Environmentally Superior Alternative
The CEQA Guidelines require that the environmentally superior alternative (other than
the No Project Alternative) be identified among the Project and other Alternatives

considered in an EIR.

Excluding the No Project Alternatives as stipulated under CEQA?, the Reduced Intensity
Alternative would likely result in a general reduction in environmental effects when
compared to the Project. For the purposes of CEQA, the Reduced Intensity Alternative is

identified as the “environmentally superior alternative.”

Reduced Intensity Alternative Would Reduce but Would not Eliminate Significant
Impacts

The Reduced Intensity Alternative would reduce, but not eliminate the Project’s
significant impacts in regard to transportation, air quality, GHG emissions, noise,

agricultural resources noise. More specifically:

o Traffic volumes otherwise generated by the Project may be reduced. However,
significant traffic impacts at Study Area facilities would likely persist until such

time as the recommended improvements are completed.

e Total VMT would be reduced. However, VMT/SP ratios would be similar to the

Project and related VMT impacts would be significant and unavoidable.

7 If the environmentally superior alternative is the “no project” alternative, the EIR shall also identify an
environmentally superior alternative among the other alternatives (CEQA Guidelines Section 15126.6 (e)(2)).
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o The magnitude of operational-source air quality impacts (VOC, NOx, CO, PMiw and
PM25 emissions impacts) would be diminished but would remain significant and

unavoidable.

o Construction-source noise impacts affecting off-site properties along infrastructure
improvements corridors would be similar to the Project and would remain

significant and unavoidable.

o Demolition of historic District Contributors would be required. Impacts to historic
resources would be similar to the Project and would remain significant and

unavoidable.

e GHG emissions impacts would be similar to the Project and would remain

significant and unavoidable.

o Agricultural resources impacts would be similar to the Project and would remain

significant and unavoidable.

Reduced Intensity Alternative Would Marginalize Attainment of Project Objectives

Based on the reduction in overall development scope, the Reduced Intensity Alternative
would broadly restrict attainment of all Project Objectives. Where quantifiable (e.g.,
additional sales tax revenues, job creation, incremental property tax revenues), this
reduction in attainment of Objectives would be approximately 25 percent less than would
be otherwise realized under the Project. Qualitatively, development of the subject site
under the Reduced Intensity Alternative fails to optimize use of a significant vacant
property, and would is not be considered by the Lead Agency to represent the highest

and best use of the subject site.

Reduced Intensity Alternative Identified as the Environmentally Superior Alternative
In conclusion, the Reduced Intensity Alternative would result in potential incremental
reduction in certain significant environmental impacts otherwise occurring under the

Project, but would not eliminate these impacts. The Reduced Intensity Alternative would
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provide for limited attainment of the Project Objectives. On this basis, the Reduced

Intensity Alternative is identified as the environmentally superior alternative.

Other Considerations

Countering its potential environmental benefits, the Reduced Intensity Alternative would
broadly and substantially diminish attainment of the Project Objectives, with related
diminishment of socio-economic benefits to the City and region. CEQA indicates that
socioeconomic effects (while not lone determinants) are important considerations for
decision-makers in evaluating and considering EIR Alternatives. With respect to
socioeconomics, the Project and the Reduced Intensity Alternative would each have
beneficial effects for the area. Either of these scenarios would contribute to area
employment and the City’s overall tax base. However, as noted previously, because the
scope and variety of land uses would be reduced by approximately 25 percent under the
Reduced Intensity Alternative, the resulting effective realization of the Project Objectives,

to include economic benefits to the City and region, would likely be similarly diminished.

Additionally, at an approximate 25 percent reduction in the Project’s development scope,
the Reduced Intensity Alternative would not recognize the site’s value as one of the
remaining undeveloped properties within the City; or take advantage of the site’s
available acreage and consequently would not result in development of the subject site in

a manner considered to be its highest and best use.

111 SUMMARY OF IMPACTS AND MITIGATION MEASURES

Table 1.11-1 summarizes potential impacts resulting from implementation and operations
of the Project. The impacts identified in Table 1.11-1 correspond with environmental
topics and impacts discussed in EIR Section 4.0, Environmental Impact Analysis. Table 1.11-
1 also lists measures proposed to mitigate potentially significant environmental impacts

of the Project and indicates the level of significance after application of proposed

mitigation.
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Table 1.11-1
Summary of Impacts and Mitigation
General Note: To facilitate coordination and effective implementation of mitigation measures, the mitigation measures provided herein shall
appear on all grading plans, construction specifications, and bid documents. Incorporation of required notations shall be verified by the City prior to
issuance of first development permit.

Level of Significance
Without Mitigation

Level of Significance

Impact Mitigation Measures With Mitigation/Remarks

4.1 Land Use and Planning

Cause a significant environmental
impact due to a conflict with any land
use plan, policy, or regulation adopted
for the purpose of avoiding or

mitigating an environmental effect.

Less-Than-Significant. No mitigation is necessary. Not applicable.

4.2 Transportation

Conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b).

VMT Impacts: Potentially Significant. | 4.2.1 The following language or similar shall be | Significant and Unavoidable.

4.2.2

4.2.3

incorporated in all Project contract, construction,
and property sale/lease documents: *Ouwners/tenants
shall, to the extent practical, allow for and encourage
Telecommuting and Alternative Work Schedules.”

The following language or similar shall be
incorporated in all Project contract, construction,
and property sale/lease documents: *Ouwners/tenants
shall, to the extent practical, allow for and encourage
ride-sharing programs.”

The Applicant shall record a covenant of a
Transportation Demand Management (TDM)
program for each Project building/occupancy with
250 or more employees. The form of the covenant

Implementation of Mitigation
Measures 4.2.1 through 4.2.4
have the potential to reduce
Project VMT. The effectiveness
of these measures would be
dependent
Project designs and occupancies,
which are unknown at this time.
Beyond Project design
tenancy considerations, land use

in part on final

and

context is a major factor relevant
to the potential application and
effectiveness of TDM measures.
More specifically, the land use

. , context of the Project is

shall be approved by the City Attorney’s Office. The .
covenant shall be recorded prior to issuance of f:haracterlstlcally. suburban. Of
itself, the Project’s suburban

Certificate of Occupancy for the subject building(s).

context acts to reduce the range
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appear on all grading plans, construction specifications, and bid documents. Incorporation of required notations shall be verified by the City prior to
issuance of first development permit.

Impact

Level of Significance
Without Mitigation

Mitigation Measures

Level of Significance
With Mitigation/Remarks

4.2.4 Prior to issuance of a Certificate of Occupancy for
each building/occupancy providing for 250 or more
employees, each owner/tenant shall develop a
use/occupant-specific TDM program. The TDM
program shall submitted to the City Planning
Department and City Building Department as part
of tenant improvements plan(s) documentation. At
a minimum, the TDM program shall:

o Identify physical improvements (if any) to be
implemented as part of the TDM program. The
City Planning/Building Department shall verify
completion of physical TDM improvements as
part of the Certificate of Occupancy process.

o Identify TDM program operational strategies to
be implemented. These TDM strategies may
include but would not be limited to the following:

O

On-site services such as food, retail, and
other services to be provided.

Ridesharing. Develop a commuter listing of
all employee members for the purpose of
providing a “matching” of employees with
other employees who live in the same
geographic areas and who could rideshare.

Vanpooling. Develop a commuter listing of
all employees for the purpose of matching
numbers of employees who live in geographic

of feasible TDM measures and
moderates their potential
effectiveness.
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Impact

Level of Significance
Without Mitigation

Mitigation Measures

Level of Significance
With Mitigation/Remarks

proximity to one another and could comprise
a wvanpool or participate in the existing
vanpool programs.

o  Guaranteed Ride Home Program. Develop
and implement a program to provide
employees who rideshare, or use transit or
other means of commuting to work, with a
prearranged ride home in a taxi, rental car,
shuttle, or other vehicle, in the event of
emergencies during the work shift.

o Target Reduction of Longest Commute Trip.
Provide incentives for ridesharing and other
alternative transportation modes to put
highest priority on reduction of longest
employee commute trips.

o Implement staggered work shifts to the
extent practical.

o Implement telecommute programs to the
extent practical.

Establish a TDM coordinator position. The
position of TDM coordinator may be fulfilled by
the building owner/lessee, an employee, or third
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Impact

Level of Significance
Without Mitigation

Mitigation Measures

Level of Significance
With Mitigation/Remarks

party provider. The TDM coordinator shall:

Identify proposed TDM measures to be
implemented —and provide a list of
implemented measures to the City Planning
Department;

Inform employees of commute options and
shall, as applicable, arrange rideshare or
vanpool programs;

Develop and implement a TDM monitoring
program. The TDM monitoring program
shall identify trip generation, trip origin(s),
average vehicle ridership, and provide an
estimate of VMT/employee. The results of the
survey shall be submitted annually to the
City Planning Department;

Based on the results of the TDM monitoring
program,  provide TDM  modifica